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Feasibility Assessment (2015) - Ksan House Society

Executive Summary
Ksan House Society (KHS) retained the services of M’akola Development Services (MDS) and Dan Condon (architect) to 
conduct a feasibility assessment for a new multi-family housing project located at 4622 Haugland Ave., in Terrace, BC. 
This feasibility assessment fulfills the requirements within the CMHC Seed Funding agreement with KHS for the Haugland 
Avenue site.  

This report outlines the need for affordable housing in the Terrace region, and how this new development aligns with the 
City of Terrace’s Official Community Plan (OCP) and neighborhood context, while building on strong society experience and 
capacity. 

The objectives of this study are to:
• Demonstrate KHS capacity to successfully develop, manage and operate a new residential building;
• Highlight the need for affordable housing in Terrace;
• Discuss the proposed project, including an analysis of the site, neighborhood context and relevant municipal policies 

and visioning for the area;
• Explore different development options for the 4622 Haugland Ave. site;
• Present a preliminary design;
• Produce the financial model and business case for a new development;
• Provide sound recommendations for consideration by KHS;and
• Outline next steps.

Based on a housing need and demand assessment undertaken as part of this repoert, and from the KHS housing waitlists, 
this proposed development will target a mix of tenant types (singles, single parent households, and families) in a mix of 
one- two- and three-bedroom units, with incomes ranging from $29,200 - $42,000 a year. Please see the detailed proposed 
rental structure on page 9. A further discussion of rents as they pertain to operations will be discussed in the financial/
business case discussion, which appears later in this report.

KHS has over 10 years of experience operating affordable housing in the region, through the provision of houses, apartments, 
low-income units, emergency housing and a transition house.
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Introduction
KHS retained the services of MDS and DC (architect) to 
conduct a feasibility assessment for a new multi-family 
housing project located at 4622 Haugland Ave., in Terrace, 
BC. This feasibility assessment fulfills the requirements 
within the CMHC Seed Funding agreement with KHS for the 
the Haugland Avenue site.  

This report will: a) outline the need and demand for 
affordable housing in the region, b) demonstrate how the 
proposed new development aligns with the city’s OCP and 
neighborhood context, c) delineate KHS housing experience 
and capacity, and d) outline the capital and operating 
budget for the proposed development. 

The objectives for this study are to:
• Demonstrate KHS capacity to successfully develop, 

manage and operate a new residential building;
• Highlight the need for affordable housing in Terrace;
• Discuss the proposed project, including an analysis of 

the  site, neighborhood context and relevant municipal 
policies and visioning for the area;

• Explore different development options for the 4622 
Haugland Ave. site;

• Present a preliminary design;
• Produce the financial model and business case for a 

new development;
• Provide sound recommendations for consideration by 

KHS; and
• Outline next steps.
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Feasibility Assessment (2015) - Ksan House Society

Need & Demand

Rental Costs

Vacancy Rates

Population G
row

th

The need for affordable housing in the Terrace region has been 
well documented recently. In 2014, M. Thomson Consulting 
produced a housing report which outlined housing trends, 
needs and direction for the region. The report identified 
low-income households and physically disabled persons 
as two population groups experiencing disporportionate 
barriers in securing safe, affordable and adequate housing. 

Two findings from the report are particularly important 
to note: first, rental housing is increasingly expensive and 
vacancy rates are near zero; second, projected population 
growth is significant. These findings will directly impact 
the rental market and local commmunity by: a) further 
limiting availble units, b) increasing rental market costs, 
and c) pushing local community members out of their 
homes. Although vacancy rates have improved since 2014, 
there remains a critical shortage of affordable housing. 

To address the current housing needs, M. Thomson 
Consulting recommended a number of actions, including, 
but not limited to: 

1. Diversifying the housing stock in Terrace;
2. Working in partnerships regionally to support affordable  
     housing initiatives; 
3. Leveraging economic investments to address housing,   
     increasing density in rural areas; and
4. Increasing community support services. 

Renter Households
In the community of Terrace, BC, there are a total of 4,540 
households. Of these, there are a total of 1,340 (30%) renter 
households. 

Rental Market Statistics
The total number of private apartment units as of October, 
2015 was 405. Of these, there were a total of 122 one-
bedroom units, 210 two-bedroom units, and 44 three-
bedroom+ units. 

While it may appear there are a substantial number of units, 
the vacacncy rates remain low. The vacancy rate breakdown 
is as follows:

• One-bedroom (1.8%)
• Two-bedroom (3.2%) 
• Three-bedroom (2.7)

This works out to around two vacant one-bedroom units, 
seven vacant two-bedroom units and one vacant three-
bedroom units between September and October 2015.

Income, Affordability & Overspending
As of 2011, there were 915 private households (owners 
and renters) earning less than $20,000 before taxes and 
1,370 private households earning between $20,000 to 
$39,999. It is important to consider owner households as 
well because if they are unable to make their mortgage 
payments, they may be renters in the near future. Income 
earnings provide us with an understanding of potential 
home owners that may end up in the rental market.
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Private Apartment Vacancy Rates, 2015 
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KHS Waitlists
KHS currently houses 215 people in the region (not including 
those in their shelter units). A total of 246 people at the time 
of writing are on their housing waitlist, some of whom have 
been on the waitlist since 2009. Those on the KHS housing 
waitlist are in need of a variety of units types, indicating a 
demand for a wide range of housing diversity in the area. 
Please see pie chart below.

The breakdown of units requested by those on  the KHS 
housing waitlist is as follows: 

1-bedroom: 39 people (16%)
2-bedroom: 103 people (42%)
3-bedroom: 90 people (36%)
4-bedroom: 14 people  (6%)

The median renter household income 
is $30,124. The total number of renter 
households spending more than 30% 
of their before-tax income on rent 
and utilities is 590; the total number 
spending more than 50% is 240. 

*Households spending more than 30% of their before-tax 
income on rent and utilities are generally considered to be living in core 
housing need.

Reasons for those living in core housing need include:

• Affordability (680)
• Adequacy (195)
• Suitability (105) 

Affordable Rental Rates 
When planning a new affordable housing development, it is 
important to consider what rental rates are truly affordable 
for those residing in the region. There are 590 renter 
households in need of affordable, adequate and suitable 
housing in terrace and 1,370 private households (renter and 
owner) earning between $20,000 to $39,999. According to 
BC Housing’s 2015 Housing Income Limits for Terrace, renter 
households would qualify for affordable housing.

Need & Demand Cont. 
Of total renter 

households, 
590 are living 

in core housing 
need.

KHS Waitlist by Unit Type

44%

18%

Renter Households Overspending 
(Core Housing Need)

Planning Area Bach 1 Bdrm 2 Bdrm 3 Bdrm 4+ Bdrm
Vancouver Island
Campbell River $24,000 $27,000 $32,500 $44,000 $48,000
Courtenay-Comox $23,000 $28,500 $35,000 $41,500 $46,500
Duncan-N.Cowichan $22,500 $26,000 $32,500 $42,500 $47,500
Nanaimo $23,500 $29,500 $35,000 $42,500 $48,000
Parksville-Qualicum $24,500 $31,000 $34,000 $41,000 $45,500
Port Alberni $23,000 $23,500 $31,000 $35,500 $39,500
Port Hardy $19,500 $21,000 $27,000 $34,000 $36,500
Victoria $29,500 $34,500 $43,000 $60,000 $67,000
Non-Market Areas N/A $57,000 $64,000 $76,000 $78,000

Planning Area Bach 1 Bdrm 2 Bdrm 3 Bdrm 4+ Bdrm
Northern BC
Chetwynd $30,000 $37,000 $43,500 $45,500 $48,000
Dawson Creek $29,000 $33,500 $48,000 $52,000 $58,000
Fort St.John* $27,000 $34,500 $45,000 $51,500 $57,000
Houston $20,500 $23,000 $28,000 $32,000 $36,000
Kitimat $31,000 $34,000 $34,000 $51,500 $57,000
Mackenzie $31,500 $39,000 $43,000 $50,000 $55,000
Prince George $23,500 $28,500 $34,000 $38,500 $42,500
Prince Rupert $21,000 $26,000 $33,000 $37,500 $42,000
Quesnel $20,000 $25,000 $30,000 $33,500 $37,000
Smithers $22,000 $27,000 $34,500 $38,500 $42,500
Terrace $25,500 $27,000 $33,000 $39,000 $43,500
Vanderhoof $22,500 $27,500 $31,500 $36,500 $40,500
Williams Lake $20,000 $27,000 $33,000 $39,500 $43,500
Non-Market Areas N/A $47,000 $55,000 $66,000 $71,000

*Taylor is now part of the Fort St. John Census Agglomeration

Occupancy Standards:

1. There shall be no more than 2 or less than 1 person per bedroom.

2. Spouses and couples share a bedroom.

3. Parents do not share a bedroom with children.

4. Dependants aged 18 or more do not share a bedroom.

5. Dependants aged 5 or more of opposite sex do not share a bedroom.

2
Published – April 2015

2015 Housing Income Limits (BC Housing)

2015 Housing Income Limits (HILs)
Housing Income Limits represent the income required to pay the average market rent for an appropriately 
sized unit in the private market. Average rents are derived from CMHC's annual Rental Market Survey, 
done in the fall and released in the spring. The size of unit required by a household is governed by 
federal/provincial occupancy standards.

Planning Area Bach 1 Bdrm 2 Bdrm 3 Bdrm 4+ Bdrm
Lower Mainland
Abbotsford $25,500 $29,000 $36,000 $47,000 $51,000
Chilliwack $21,000 $27,000 $33,500 $41,500 $46,000
Hope $22,000 $25,500 $30,500 $37,000 $41,500
Powell River $24,500 $27,000 $32,500 $37,000 $41,000
Squamish $24,000 $33,000 $37,500 $42,000 $46,000
Sunshine Coast $26,000 $35,000 $37,000 $43,500 $48,000
Vancouver $36,500 $40,000 $49,500 $56,000 $62,000
Non-Market Areas N/A $59,000 $65,000 $74,000 $79,000

Planning Area Bach 1 Bdrm 2 Bdrm 3 Bdrm 4+ Bdrm
Southern BC
Ashcroft/Cache Creek $20,500 $24,000 $28,500 $33,500 $37,000
Castlegar $25,000 $28,500 $32,000 $39,000 $43,000
Cranbrook $22,500 $26,500 $32,000 $34,000 $38,000
Creston $21,000 $24,000 $29,000 $36,000 $39,000
Elk Valley $23,000 $26,500 $34,000 $42,500 $47,000
Golden $23,000 $26,000 $33,000 $40,000 $44,500
Grand Forks $20,500 $23,500 $29,000 $35,000 $39,000
Kamloops $28,500 $31,500 $38,500 $47,000 $52,000
Kelowna $26,000 $32,500 $40,500 $50,500 $56,000
Kimberley $20,000 $24,000 $29,000 $35,000 $38,500
Merritt $21,500 $24,500 $30,000 $37,000 $40,500
Nelson $25,000 $27,500 $34,000 $45,000 $50,000
Oliver/Osoyoos $24,500 $28,500 $32,000 $39,500 $44,000
Penticton $24,000 $29,000 $35,000 $48,000 $53,500
Princeton $19,500 $24,000 $28,000 $31,500 $34,500
Revelstoke $28,000 $29,000 $37,000 $41,000 $45,500
Salmon Arm $22,000 $28,500 $35,000 $43,000 $47,500
Trail $17,500 $22,500 $29,000 $39,000 $43,500
Vernon $23,000 $27,500 $35,000 $41,000 $45,500
Non-Market Areas N/A $57,000 $64,000 $73,000 $78,000

1
Published – April 2015

Renter Households 
spending more than 
30% of income

Renter Households 
spending more than 
50% of income
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Housing Need and Demand Sources: 
Housing Terrace: Trends, Needs and Directions, Developed by Matt Thomson and Tamara White for the City of Terrace, March 2014.
Rental Market Survey, Canada Mortgage and Housing Company. October 2015.
Statistics Canada. 2012. Focus on Geography Series, 2011 Census. Statistics Canada Catalogue no. 98-310-XWE2011004. Ottawa, Ontario. Analytical 
products, 2011 Census. Last updated October 24, 2012.
Canadian Rental Housing Index, BC Non-Profit Housing Association, 2015.
Ksan House Society waitlists, 2015.
2015 Housing Income Limits, BC Housing.

Units

Mkt Rental 
Rate/Unit 

Affordable 
Rental 

Rate/Unit 
(10% below)

Shelter  Rate
Average 

Square Feet
# Market 
Units

# Affordable Units # Shelter Units
Total Supported 
Units (IA and 
Affordable)

Total  Units
Total 
Square 
Feet

% Square 
Feet

Projected 
Gross 

Monthly Rent 

Average 
Projected 

Rent

Rent Potential @ 
100% Mkt

Income 
Reqd to 
Qualify 

@Mkt Rent

Income Reqd 
to  Qualify @ 
Affordable 

Rent

Income 
Reqd to 

Qualify for 
Shelter 

One‐Bedroom (Apt) 1,000$                  730$               325$               650                 15 15 15 9,750           26.5% 10,950.00$     730.00$          15,000$                  40,000$        29,200$         13,000$     
Two‐Bedroom (Apt) 1,100$                  840$               570$               850                 24 24 24 20,400        55.5% 20,160.00$     840.00$          26,400$                  44,000$        33,600$         22,800$     
Three‐Bedroom (Apt) 1,500$                  1,050$            660$               1,100              6 6 6 6,600           18.0% 6,300.00$        1,050.00$      9,000$                    60,000$        42,000$         26,400$     

Totals 0 45 0 45 45 36,750        100.0% 37,410$           2,620$            50,400$                
Percentages 0% 100% 0% 100% 100%

Square Footage N/A Monthly Annual

Rate/ft/yr 25.00$                 
Residential 
Units $37,410 $448,920

Monthly Commercial $0 $0
Annual Total $37,410 $448,920

SqFt Summary SqFt Percentage
Residential 36,750                 78.19%
Commercial ‐                        0.00% Debt Service Cost Ratio ‐ Target 1.10
Common Area /  1,800                    3.83% Max Mortgage Supported by Cash Flow 3,044,349$    
Circulation/Service  8,450                    17.98% 15,511,635$  
sq ft increase for 3 
accessible rooms ‐                        0.00% 11,947,286$  

TOTAL 47,000                 100.00%

Commercial Rental Income Rental Income Summary

Debt Servicing and Equity

Project Cost

Equity Required

Ksan House Society
Ksan Estates ‐ 4622 Haugland Ave

Residential Rent 

 Rental Income

Rent  IncomeAssumptions Units

Ksan Estates ‐ Preliminary Costing ‐ 45 Units ‐ MOD Version 1.1 Dated June 01, 2016

6/5/20167:56 PM 1 of 1
Prepared by Kevin A. Albers, CGA, CAFM 

Chief Executive Officer, M'akola Group of Societies

Based on the need indicated by the available data, this 
proposed development will target a mix of tenant types 
(from singles, to single parent households, to families 
based on the KHS waitlists), in a mix of one- two- and 
three-bedroom units, with incomes ranging from $29,200 
to $42,000 a year. Please see the detailed proposed rental 
structure below. The rents for this proposed development 
have been structured approximately 30% below market 
rates. 

Market rental data has been collected using CMHC market 
rental data, and has been supplemented with local 
knowledge and a scan of market units listed for rent in the 
Terrace area over the last four to five months. A full market 
rental analysis will further confirm and refine this data.

A further discussion of rents as they pertain to operations 
will be discussed in the financial/business case discussion 
which appears later in this report.
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Project Vision
The City of Terrace and KHS acknowledge the need for 
affordable housing within the region and have partnered to 
address this need. The City has passed a motion to work with 
KHS to develop affordable housing on the City-owned lot at 
4622 Haugland Ave. This will likely involve the City entering 
into a long-term lease with KHS, which will allow KHS to 
leverage this site with other funders, in order to build new 
affordable housing units in Terrace. KHS will also ask the City 
to consider waiving property taxes. In addition, the City of 
Terrace administers an affordable housing fund and plans 
on allocating some of these funds to 4622 Haugland Ave., in 
order to help this project become a reality.

Currently, the vision for this site revolves around developing a 
3-storey apartment-building comprised of a mix of one-, two- 
and three-bedroom units (some of which will be designated 
accessible units). This vision is based on the need for 
affordable housing geared towards low-income individuals 
and families, as well as people with disabilities and those 
who are homeless or at risk of homelessness.  Please refer 

6

to Section 3 (background) for a full discussion of the housing  
need and demand. 

KHS currently operates affordable housing on a lot adjacent 
to 4622 Haugland Ave. KHS wants to locate residents in an 
area where they are already present and active.

This report explores two development options. The first option 
(developing under the existing R3 zoning) is presented, as this 
would be the most straight-forward approach. The second 
option (rezoning to the property to R4 zoning) is thoroughly 
assessed (including a preliminary capital and operating 
budget), as it allows for a higher density development. City 
staff have indicated there would be support for rezoning. 
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Background

 

Food 
Security 

Programs

Children's 
Counsellor

Women's 
Counsellor

Donation 
Room

Sexual 
Assault 
Centre

Women's 
Outreach 
Program

“We believe in the inherent 
value of every human 
being. We are committed to 
responding to community 
need. We empower, assist and 
support people experiencing 
gender violence, violence, 
poverty, homelessness and 
other forms of oppression/
marginalization” 

 – Mission Statement, KHS

The word “Ksan,” derived from the traditional Gitanmaxx language, means 
“People of the River of Mist” (referring to the Skeena River). KHS is a 
registered non-profit organization that operates out of Terrace, BC. KHS has 
been providing programs and support services to people living in Terrace and 
surrounding areas for over 30 years. Since 1979, qualified staff at KHS have 
provided programs and services out of eight locally-owned and managed 
offices. KHS is a grassroots organization committed to building community 
capacity and responding to community needs on a variety of levels. 

KHS provides public education and social programs, affordable and safe 
housing, and food and essentials to the homeless, homeless-at-risk, and to 
other populations in need. KHS operates on the principle that women and 
men are equal, and believes that the cycle of violence can be broken. 

The illustration below shows some of the services provided by KHS.

River of Mist. Photo by Caitlin Brown.
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Target Tenant
Women and 
their children 
fleeing abuse

Rent
$550 up and 
$450 down

House
4840 Lazelle Ave.

2 Units

Target Tenant
People with 
mental health 
challenges

Rent
Shelter rate

House
4440 Park Ave.

2 Units

Target Tenant
Single, hard-to-
house

Rent
Shelter rates to 
$550

Apartment 
4501 Greig Ave.

11 Units

Target Tenant

Families

Rent
RGI Units (30% 
of income)

Low-Income
Skeena Kalum

50 Units

Target Tenant
Homeless or at 
risk

Rent
RGI Units
(30% of in-
come)

Transition
2812 Hall St.

8 Units

Target Tenant
Single, hard-to-
house

Rent
Shelter rates to 
$550 

Transition 
Mountainview

11 Units

KHS has over 10 years of experience operating affordable 
housing in the region, through the provision of houses, 
apartments, low-income units, emergency housing and a 
transition house. 

The organization currently operates 84 units of affordable 
housing, serving a wide range of population groups 
from singles and those hard-to-house, to women and 
their children fleeing abuse, people with mental health 
conditions, and families. The units operated by KHS range 
from rent geared to income (RGI) units, to shelter rate units 
and affordable housing units. 

*It is important to note that KHS’ operational experience 
extends from operating their own units to operating units 
on behalf of BC Housing. KHS is familiar with BC Housing 
policies and procedures (ex. application processes, tenant 
selection, maintenance, annual budgets, etc.), and has 
strong working relationships with BC Housing staff. 

Housing Operated by KHS

Housing Experience

KHS currently provides 
214 people living 
in the region with 
safe, affordable and 
adequate housing; 
this number does not 
account for those in their 
shelter units.
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Staffing Capacity
KHS currently employs a number of staff who either 
provide support services to their existing tenants, or 
provide operations and property management services to 
the housing units previously noted. 

Staff currently employed include:

• Director of Housing;
• Support Worker;
• Ksan Place Coordinator;
• Link Worker;
• Housing Coordinator;
• Homeless Prevention Worker;
• Building Maintenance Worker.

Please see appendix A - G for full job descriptions.

KHS is equipped to manage the day-to-day operations 
of assisting homeless and at-risk homeless (individuals 
and families) with housing, supports and other related 
services. The dynamic team currently provides and is 
capable of:  

• Performing general administration, staff 
management and tenant relations; 

• Overseeing budgets, program development/   
evaluation and policy/procedure formulation; 

• Maintaining the building functionality and grounds 
presentation; and

• Participating in community relations: support, 
advocacy, information/education and crisis 
intervention.   
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Feasibility Analysis



4622 Haugland Ave

4622 Haugland Ave

4622 Haugland Ave. 
Located just outside of the official downtown core, as designated by the City of Terrace’s OCP, 4622 Haugland Ave. is 
centrally located within a multi-family development permit area.

Downtown Boundary (OCP)

Skeena Kalum (50 units), 
currently operated by the 
KHS

4622 
Haugland 

Ave

Proposed Site: 4622 Haugland Ave., Terrace, BC
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Neighborhood Background
Terrace OCP & DPA

The OCP, Development Permit Areas (DPA) and zoning are all essential 
components in determining the development potential for 4622 Haugland 
Ave., as they provide an overview of the community’s vision and intent for the 
area. Any anticipated development project should seek to fit or align with the 
community’s vision, especially when rezoning is being considered, which often 
involves a public hearing and consultation. The following section will provide a 
summary of the Terrace OCP (2011) and Multi-Family Development Permit Area. 
Zoning will be discussed in the following section analyzing site specifics.

Terrace OCP 2011 (Bylaw #1983-2011)

The 4622 Haugland Ave. land-use designation, defined as “Urban Residential,” 
provides for medium-to-high density residential housing forms such as: row-
house, townhouses, apartments and mobile parks. The objective of this land 
use is to be able to sustain multi-family-dwelling units along transit routes and 
in close proximity to employment opportunities, shopping services, community 
and recreational facilities. A multi-family housing development as proposed 
by KHS as part of this feasibility analysis complies with the OCP land use and 
Development Permit Area (DPA) designation for this area. See page 21 - 22 of this 
report for a full discussion of DPA #7 multi-family residential.

The OCP outlines nine goals that are essential to creating a sustainable community. 
The 4622 Haugland Ave. development directly contributes to goal number two, 
“Housing for All: Compact Complete Neighborhoods and Community”.  

*The chart on the following page outlines objectives for goal number two and 
describes how the policy will be satisfied through developing affordable housing 
on the lot of 4622 Haugland Ave. 

 “We will celebrate our 
diversity in heritage and 

culture and the social 
strength that comes 

from all ages and walks 
of life working together 
to create an inclusive, 

affordable and 
vibrant city. 

We will strive to meet the 
health and educational 
needs of residents and 
visitors alike, achieving 

community vitality” 

– Community Vision 
Towards 2050
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Objective  Policy 
Satisfied

Policy

Promote sustainability 
through mixed land use

• Develop on vacant, serviced lands 
• Ensure sustainability and future residential growth (sustainable 

building features will be incorporated into the building)
• Develop near the downtown core 
• Encourage development of additional rental units

Provide housing which 
meets the needs of all, with 
emphasis on housing for 
persons with disabilities, low 
incomes, the homeless and 
under-housed

• Provide a mix of units at affordable rental rates
• Emphasize housing for persons with disabilities, low incomes, 

homeless and under-housed
• Explore partnerships to provide affordable housing 

Encourage a diversity of 
dwelling units

• A variety of housing types (one-, two-, and three- bedroom units)
• Build multi-storey housing 
• Encourage a mix of rental rates

Strive for accessibility • Ensure new housing units are “visitable” 
• Achieve 10% accessible units 

Create linked and accessible 
transportation

• Existing green spaces to serve as pathway corridors and links 
between neighborhoods (garden and playground will be shared 
between both KHS operated sites)

• Apply active transportation nodes to ensure accessibility (bus route 
directly on Haugland Ave.)

Create partnerships and 
alliances

• Explore partnerships to provide supportive housing units to meet 
community need (to date,  partners include the Ksan House Society, 
the City of Terrace and CMHC; BC Housing, the regional district and 
other funders also have potential to become partners)

• Be proactive in pursuing government funding sources for creating 
affordable housing (KHS obtained CMHC SEED funding to produce 
this study and has actively engaged BC Housing in coversations 
around this project. The City of Terrace has also committed to work 
with KHS on this project)

Neighborhood Background Cont.
City of Terrace OCP Goal #2 - 

Housing for All: Compact, Complete Neighborhoods and Community

X

X

X

X

X

X
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Guidelines Guideline 
Satisfied

Project Detail

Site access and circulation shall encourage alternative 
modes of active transportation. Accesses to 
developments shall not be excessive in number and 
shall be located to eliminate areas of potential traffic 
conflict.

• On-site bicycle parking
• Two site access points
• Separated building drop off area

Pedestrian accesses to the site and building entry shall 
be inviting and accessible. Pedestrian walkways and 
sidewalks should be located to enhance connections to 
adjacent sites and avoid conflict with vehicular traffic.

• Covered building entry
• No stairs at building entry (fully accessible)
• Tree-lined front sidewalk

Active transportation infrastructure such as off-street 
parking facilities for bicycles and transit and taxi 
pullouts shall be provided and be convenient to building 
entrances.

• Limited on-site parking
• On-site bicycle parking
• Covered building entry and drop-off

Building façade design shall employ emphasis, 
ornamentation, projections and recesses, fenestration, 
building articulation, lighting, and other architectural 
details and features to complement building form and 
proportion, create interest, and reduce apparent mass.

• Projections and recesses
• Windows and balconies
• Building articulation, varying roofline and 

other architectural details 
• Features to complement building form and 

proportion, create interest, and reduce 
apparent mass include: pitched covered 
entry/drop-off, wood features, various 
colors of building cladding, etc.

Site and building design shall incorporate Crime 
Prevention through Environmental Design (CPTED) 
principles to eliminate places of concealment and to 
reduce opportunities for crime.

• Windows and balconies overlooking 
parking lot, garden and proposed play area 
(all sides of bldg)

• No natural “hiding” where views are 
obstructed

• Well-placed shrubs and natural barriers
Site and building design shall contribute to a sense of 
neighbourhood identity and security without creating 
hard barriers to adjacent streets.

• Landscaping along sidewalks and property 
lines

• Aesthetically-pleasing building design and 
features

Buildings with monotonous flush facades, fault 
rooflines, and a lack of ornament or features, or 
emphasis of architectural details shall be avoided.

• Projections and recesses
• Windows and balconies
• Building articulation, varying roofline 

Pitched roof covered entry/drop-off, wood 
features and various colors of simple 
building cladding.

Multi-Family Development Permit Area (DPA #7)

The Multi-Family Development Permit Area (DPA) establishes objectives for the form and character of multi-
family residential developments, including visual quality, safety, liveability and neighbourhood compatability. 
Below is a list of guidelines set under DPA #7, and how this proposed development fulfills these guidelines. 
Please see the following design section for more detail on the project’s proposed conceptual design.

X

X

X

X

X

X

X
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Guidelines Guideline 
Satisfied

Project Detail

Building shapes, sizes, heights and locations shall 
provide for maximum privacy, view, and sunlight for 
the development while respecting the view, privacy, 
and access to sunlight of adjacent residential uses.

• Windows and balconies overlooking park-
ing lot, garden and play area (all sides of 
bldg)

Walls, fences, berms, grade changes or landscaping 
shall not hazardously obscure the vision of pedestrian 
or vehicular traffic within the development site or 
from the street.

• Landscaping along sidewalks and property 
lines

Multi-family residential sites shall provide a 
landscaped buffer consisting of trees, shrubs, hedges, 
ground cover, lawns or other horticultural elements, 
between adjacent parcels, sidewalks, and on highway 
frontages.

• Landscaping along sidewalks and property 
lines

• Existing garden in back of property

Landscaping plantings shall generally be hardy 
and appropriate for their respective purposes (i.e., 
screening, visual interest, soil stabilization, shade, 
windbreak, etc.)

• Landscaping along sidewalks and property 
lines will be hardy and xeriscape/natural 
plantings requiring minimal care so as to 
reduce operating costs for the affordable 
housing provider

Hard landscaping features shall be durable, decorative 
and complement building finishes.

• Play area behind the building supports 
family housing

Landscape plantings shall be used, in preference to 
fences and walls, to provide buffers and screens.

• Landscaping along sidewalks and property 
lines

Site design shall include common-use open spaces 
(amenity areas) that are:
a. attractive and inviting;
b. usable for meetings and recreation;
c. secure, e.g., overlooked by on-site residential units 
and adjacent users; and
d. landscaped, consisting of trees, shrubs, hedges, 
ground cover, lawns or other horticultural elements.

• Play area for children on-site
• common space on each floor for tenant 

gatherings
• Windows and balconies overlooking 

parking lot, existing garden and play area 
(all sides of bldg)

• Landscaping along sidewalks and property 
lines

Site design shall include secure, attractive and usable 
landscaped semiprivate and private yard space for the 
residents of the development.

• Play area for children on site; back of lot is 
semi-private with community garden

• Landscaping along sidewalks and property 
lines

One large, isolated, treeless parking area per site shall 
be avoided in preference of several smaller parking 
areas separated by landscaping and located in rear 
and side yards or covered parking spaces in, under, 
attached or close to dwelling units.

• Parking located along side yard, provides a 
buffer for neighboring property owners

• Parking surrounding by landscaping

Loading zones, garbage facilities and on-site parking 
areas shall be screened and located away from public 
entrances and front of building activity.

• Covered building entry and drop-off at 
front of building

• Garbage screened from view

X

X

X

X
X

X

X

X

X

X
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Neighborhood Context
The site is predominately surrounded by single-family 
homes, although within two to three blocks (approx. 
300 m) there is a diversity of housing stock, including 
duplexes and townhouses. Commercial goods, health 
services, shopping and entertainment are located within 
close proximity to the site, many within walking distance. 
For example, the site is located just 450 m from Mills 
Memorial Hospital, which is a one-minute drive or a six-
minute walk.  Tim Hortons is 600 m from the site, which 
is a two-minute drive or a seven-minute walk, and 750 
m from Walmart, which is a two-minute drive or a nine-
minute walk. Further, grocery shopping and entertainment 
(Safeway, Skeena Mall and Tillicum Twin Theatres) is all 
located within a five-minute drive. The following services 
are located 450 m to 2,000 m from the site: 

Health Services – 450 m
Daycare – 550 m
School – 700 m
Pharmacy – 750 m
Community Centre – 1,800 m 
Library – 2, 000 m

*It takes an average person six to seven minutes to walk 
500 m, making the majority of these services within a 
20-minute walk of the site. 

Site Analysis
The lot of 4622 Haugland Ave. is 123,968 sqft - or 11,516.8 
sqm in size. Given an existing easement in favor of the 
KHS development next door to allow for a garden for 
residents, the area for development is a total of 5,5863 
sqft - 1.23 acres (0.5 hectares) and is currently zoned R3-
low density multi-family residential. The front half of the 
lot is vacant. To date, no studies have been conducted 
on the site, such as geotechnical, environmental or 
land surveys. Further, it is likely that servicing upgrades 
for hydro would be required for a mutli-family building, 
though it may be possible to access up to $250,000 from 
the City’s Affordable Housing Fund for undertakings 
such as services, studies and permits, and potentially 
landscaping. Finally, the site has one access point which is 
directly off Haugland Avenue. 

It is important to note that the back portion of the lot 
(approximately half) is leased to the KHS for a garden for 
the neighboring Skeena Kalum Housing. This benefits the 
overall development by providing outdoor active space; 
however, it limits the land available for a new housing 
development. See appendix for a title search of 4622 
Haugland Ave.

4622 Haugland Ave. Lot Information:

Legal Description: Lot 4 District Lot 360 
Range 5 Coast District Plan BCP48370
PID: 028-604-059
Zoning: R3-Low Density
Multi-Family Residential
Lot Area: 123,968 sqft/11,516.8 sqm
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Site Analysis Cont. 
This section briefly outlines neighborhood and physical 
features we consider to be beneficial, along with those we 
consider to be a potential challenge.

Potential Challenges:

• The site is located approximately 700 m from the 
highway, or a three-minute walk

• The site only has access directly off Haugland Avenue
• Potential hydro servicing upgrades required
• Unknown if site has sources of contamination or 

poor soil quality (to be confirmed upon site testing; 
however no indication of contaminates to date) 

• Expensive labour costs for construction in the North

Benefits:

• Vacant lot – site is not occupied by other tenants
• Site is relatively flat
• Close proximity to Mills Memorial Hospital and other 

community services and amenities 
• Soil capacity could likely hold additional 

development
• Low risk of soil contamination
• A multi-family development would fit with the 

residential nature of surrounding lots
• The site size is big enough for the magnitude of this 

project
• City interest and support to work with KHS on this 

project
• Project aligns with OCP land-use objectives

6
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Development Options
Through consultation with the City of Terrace, KHS is 
exploring the option of rezoning the property to R4-
medium density multi-family residential. To date, the City 
has indicated strong support to rezone the property to R4, 
and has even mentioned possible incentives for developing 
affordable housing in the region. Two different development 
options are currently under review and analysis. Each were 
developed with consideration towards housing need and 
demand in the region, setbacks, and bylaw requirements.

Options:

① Develop the lot under its current zoning (R3-low    
       density multi-family residential)

②Rezone the lot to R4-medium density multi-family   
      residential

As there is significant need for affordable housing in the 
Terrace region, KHS is interested in expanding operations to 
provide medium density, multi-family housing on this lot. 
Option one is presented at a high level, whereas option two, 
the more viable option, is discussed at length.

The figure below illustrates differences between R3 and R4 
zoning. It indicates the impacts of each zoning type on the 
development potential of this lot. 

R3 Zoning R4 Zoning
Permitted Uses:
• Semi-detached 

dwelling
• Townhouse
• Home Occupation - 

Level 1 or 2

Permitted Uses:
• Apartment
• Community Care 

Facility
• Townhouse
• Daycare Centre
• Home Occupation - 

Level 1

Density
• 33 units per hectare

Density
• 70 units per hectare

Maximum Lot 
Coverage
• 50%

Maximum Lot
Coverage
• 60%



26
Feasibility Assessment (2015) - Ksan House Society

Option #1
Option #1: Develop property with current zoning (R3 
– low density multi-family residential)

The zoning for 4622 Haugland Ave. is currently designated 
at R3-low density multi-family residential. 

R3-Low Density Multi-Family Residential
Permitted Uses Include

Semi-detached Dwelling; Townhouse; Home 
Occupation–Level 1 or 2; Accessory Uses

Maximum Density

Townhouse…………………………33 units per hectare

Lot Size and Dimension

Minimum Parcel Area……………………..950 m2
Minimum Parcel Width……………..25.0 m

Minimum Setbacks

Front Parcel Line……………….. 6.0
Interior Side Parcel Line……… 3.0
Exterior Side Parcel Line…….. 3.0 
Rear Parcel Line………………….. 6.0 
Minimum Separation………….. 3.0 

Size of Buildings

Maximum Lot Coverage……………. 50%
Maximum Building Height…… 9.0 m 

Parking

1.25/one-bedroom unit
1.5/two- and three-bedroom units

Overview
Primary uses for R3 – low density multi-family residential 
zoning include semi-detached dwellings and townhouses, 
while secondary uses include home occupation – Level 1 
or 2 and accessory uses. 

This first option considers keeping the current zoning and 
developing 15-20 townhouse units with surface parking 
on the vacant lot of 4622 Haugland Ave. A mix of one-
bedroom, two-bedroom and three-bedroom townhouses 
could be constructed and each townhouse could have 
its own personal outdoor space, though shared outdoor 
amenity space could also be an option to explore.

Access
Access would need to come directly from Haugland Ave. 

Units
Under the current zoning bylaw, a total of 33 units per 
hectare are permitted on this lot. When taking into account 
the KHS lease area, the number of units on this lot could 
not be maximized (only 16 units on 0.5 hectares available 
for development). In addition, is not financially feasible for 
KHS to invest in a project of this limited magnitude.

Recommendation
Advancing semi-detached dwellings and townhouses 
would take longer to design and construct in comparison 
to an apartment building. Given the weather constraints 
of developing in the region and the increased costs of 
materials and labor, along with the City’s support to 
rezone the property to R4, it is not recommended to move 
forward with developing the property under R3 zoning. For 
these reasons, option number one is only briefly reviewed 
and assessed, and capital and operating budgets are not 
developed. The focus shifts to option two as the only 
viable option for development of this particular property.
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Option #2
Option #2: Rezone the property to R4 medium density 
multi-family residential

After researching the various residential zoning options, 
R4-medium density multi-family residential was selected as 
the prime rezoning option for the lot of 4622 Haugland Ave. 

R4-Medium Density Multi-Family Residential
Permitted Uses

Apartment; Community Care Facility; Townhouse; Day-
care Centre; Home Occupation-Level 1; Accessory Uses

Maximum Density

Apartment……………………… 70 units per hectare

Lot Size and Dimension

Minimum Parcel Area……………………..1,200 m2 
Minimum Parcel Width……………..30.0 m

Siting of Buildings

Front Parcel Line…………………. 6.0 m
Interior Side Parcel Line………. 3.0 m
Exterior Side Parcel Line……… 3.0 m
Rear Parcel Line………………….. 6.0 m 
Minimum Separation………….. 3.0 m 

Size of Buildings

Maximum Lot Coverage……………. 60%
Maximum Building Height…… 9.0 m 

Parking

1.25/one-bedroom unit
1.5/two- and three-bedroom units

Overview
Primary uses for R4 – medium density multi-family 
residential zoning include apartments, community care 
facility and townhouses, while secondary uses include 
having a daycare center, home occupation – Level 1 and 
accessory uses. 

This second option proposes rezoning to R4-medium 
density multi-family residential and developing a 3-storey 
apartment building comprised of 45 units: 15 one-
bedroom, 24 two-bedroom units and six three-bedroom 
units. This option would have surface parking and could 
also have shared indoor and outdoor amenity spaces. 

Siting
A maximum total of 3 storeys can be achieved with an 
approximated 13,330 sqft (1240 sm) floor plate, which 
represents a lot coverage of 24% the total lot coverage; 
R4 allows 60% coverage under current zoning. However, 
approximately half of the property is unavailable for 
development. This is because part of the site is leased 
for an adjacent community garden, so the density and 
coverage of the proposed lot increases when factoring this 
in. 

Access
Similar to option one, access would need to come from 
Haugland Avenue.

Concept of proposed development, February, 2016.
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Units 
Under the current zoning bylaw, a maximum of 70 apartment 
units are permitted on this lot. When taking into account 
the minimum setbacks required, outdoor amenity areas, 
maximum parcel coverage (among other requirements of 
the bylaw) and the KHS Lease area, a total of 45 units of a 
mix of one-, two- and three-bedrooms will fit on this lot.

The following unit breakdown is proposed:
• 15 one-bedroom units at 650 sq ft (for a total net unit 

area of 9,750 sq ft)
• 24 two-bedroom units at 850 sq ft (for a total net unit 

area of 20,400 sq ft)
• 6 three-bedroom units at 1,100 sq ft (for a total net 

unit area of 6,600 sq ft)

The total residential space will equal 36,750 sq ft, leaving 
1,800 sq ft for common spaces and storage, and 8,450 for 
circulation and service rooms. 

Parking
A total of 64 parking stalls are required by bylaw for the 
proposed new development (1.25 per one-bedroom units 
and 1.5 per two- and three-bedroom units). The majority of 
parking stalls will fit on the site, allowing most residents to 
have on-site parking. It has been determined that 51 parking 
spaces can fit on the site; therefore discussions with the City 
of Terrace for parking relaxation requirements would need 
to occur. Though underground parking would be weather 
appropriate, surface-grade parking given the available land 
space and capital difference is proposed. Please note that 
cost-effective measures will be implemented to protect 
vehicles during the winter months, such as surface- covered 
parking. 

Parking requirements
• 18.75 spaces for one-bedroom units
• 36 spaces for two-bedroom units
• 9 spaces for three-bedroom units

Recommendation
Advancing a 3-storey apartment building comprised of a 
mix of one-bedroom, two-bedroom and three-bedroom 
units, with some accessible units, is the most feasible and 
practical option. This 3-storey apartment building will take 
less time to construct and will allow KHS to save costs on 
time, materials and labor. Moreover, the City has indicated 
strong support towards rezoning the property to R4 and 
has even pointed to several incentives for developing 
affordable housing on the lot. For these reasons, we 
recommend moving forward with this option. Option two 
is therefore thoroughly reviewed and assessed, and capital 
and operating budgets are developed.
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Capital Budget
Overview
For option two, the preliminary capital budget is estimated 
to be about $15.5 million. This includes both building 
construction costs and soft costs. This figure is based 
on a number of assumptions as outlined in the Project 
Information and Assumptions section. A 15.5M budget is 
based on $330.03 per square foot for construction costs.

The City of Terrace is leasing the land to KHS, and according 
to BC Assessment (2014), the land value is $270,000. 

Baseline            Changes Current
Current Per 

Unit
Current Per SQft 

Soft Costs 4,607,635           ‐                  4,607,635         102,392              98.03                           
Hard Costs 10,904,000        ‐                  10,904,000       242,311              232.00                        
Other Costs ‐                     ‐                       ‐                               
Total Project Cost 15,511,635        ‐                  15,511,635       344,702.99        330.03                        
Land Contribution ‐                       ‐                  ‐                     ‐                       ‐                               
Total Before Land Contribution 15,511,635        ‐                  15,511,635       344,703              330.03                        
   Total before GST 15,511,635        ‐                  15,511,635       344,703              330.03                        
GST Self Supply ‐                       ‐                  ‐                     ‐                       ‐                               
Total before Equity Contribution 15,511,635        ‐                  15,511,635       344,703              330.03                        
Total Equity Contribution (520,000)             ‐                  (520,000)           (11,556)               (11.06)                         
Total before Mortgage 14,991,635        ‐                  14,991,635       333,147              318.97                        

Mortgage Serviced by Operations (3,044,349)         ‐                  (3,044,349)        (67,652)               (64.77)                         
Balance to fund / Grant Required 11,947,286        ‐                  11,947,286       265,495              254.20                        

Ksan Estates ‐ Preliminary Costing ‐ 45 Units ‐ MOD Version 1.1 Dated June 01, 2016

Captial Budget Capital Budget ‐ Per Unit / SQft

Ksan House Society
Ksan Estates ‐ 4622 Haugland Ave

Simplified Capital Budget

Item

Capital Budget Notes
While the City of Terrace may waive or reduce municipal 
fees, at this point we do not know which fees may be 
waived or reduced and therefore, we have included all 
fees in this budget. Municipal fees include costs such 
as development permits, building permits, regional 
development costs, OCP/rezoning applications, 
subdivision applications, and municipal connection fees.  
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Capital Budget Cont. 
Utility fees include:
• Gas connection fees
• Hydro connection fees
• Cable connection fees
• Telephone connection fees

Design consultants include:
• Architectural
• Structural
• Electrical
• Mechanical
• Landscape
• Building envelope
• Civil consultant
• Security consultant

Other consultants include:
• Development consultant
• Geotechnical
• Surveyor
• Topographical surveyor
• Cost consultant
• Environmental consultant
• Hazardous materials consultant
• Arborist
• Service delivery consultant
• Fire safety plan
• Maintenance and renewal plan
• Archeologist 

Miscellaneous soft costs include:
• Utilities pre mortgage take out
• Course of construction insurance
• Legal fees
• Sign-age
• Maintenance costs
• Title fees
• Security pre-construction

Borrowing costs include:
• Interest on construction loan
• Loan administration fees
• Mortgage insurance fees
• Loan fees 

Construction costs include:
• Construction Contract
• Construction manager
• Project manager
• Cm fee
• General conditions
• On-site
• Landscaping
• Unit appliances
• Common laundry/kitchen
• On-site security
• Building warranty 
 
Building start-up/commissioning includes:
• Project commissioning

• Ensures a building is operating as the owner 
intended, and that staff are prepared to 
maintain and operate systems and equipment

• Vacancy loss
• Common dining/furnishings
• Office equipment
• Maintenance equipment 
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Operating Budget
Overview
The detailed operating budget below outlines a total 
annual project income of $404,028 and a total annual 
project expenses of $230,638. These numbers are based 
on over 30 years of MDS’ operating experience across 
BC, including the management of nearly 1,600 units. 
This budget outlines realistic expenditures and revenues 
associated with operating a multi-family apartment 
building in the region. It accounts for the project’s income 
(rent) along with corresponding costs required to operate 
and maintain these units, such as property management 
fees, maintenance and repairs, sewer and water, etc. 

Operating Budget Notes
While KHS will provide support services and programming 
to the tenants at one of their eight offices, the operating 
budget does not allocate funds for support services 
or programming.  Support service and programming 
costs will be absorbed by a separate budget and will 
not impact the operating budget for this development. 

Year 2 Year 3 Year 4 Year 5

Annual Monthly  PUPM  % 2019 2020 2021 2022

Project Revenue
Residential Rental income 448,920       37,410       831.33             111% 448,920      448,920      448,920        448,920      
   Less Residential Loss Contingency (44,892)        (3,741)        (83.13)               (0)            (44,892)       (44,892)       (44,892)         (44,892)       
Net Residential income 404,028       33,669       748.20             100% 404,028      404,028      404,028        404,028      

 
Total project revenue 404,028 33,669 748 100% 404,028 404,028 404,028 404,028

Operating expenses
   

Administration/Property Management (% of Revenue) 12,121         1,010         22.45                3% 12,121        12,121        12,121          12,121        
Insurance 8,081           673            14.96                2% 8,081          8,081           8,081            8,081          
Replacement Reserve  PUPM 32,400         2,700         60.00                8% 32,400        32,400        32,400          32,400        
Land Lease ($10/yr) 10                  1                  0.02                  0% 10                 10                 10                   10                 
Maintenance 16,200         1,350         30.00                4% 16,200        16,200        16,200          16,200        
Professional fees (audit and legal) 1,000           83               1.85                  0% 1,000          1,000           1,000            1,000          
Sewer & Water 18,900         1,575         35.00                5% 18,900        18,900        18,900          18,900        

  Waste Removal 16,200         1,350         30.00                4% 16,200        16,200        16,200          16,200        
Landscaping and Snow Removal 48,204         4,017         89.27                12% 48,204        48,204        48,204          48,204        
Common Utilities including Elevator Maintenance  16,523         1,377         30.60                4% 16,523        16,523        16,523          16,523        
Property taxes (calculated using Terrace res. mill rate) 61,000         5,083         112.96             15% 61,000        61,000        61,000          61,000        

Total operating expenses (excluding debt servicing) 230,638       19,220       427.11             57% 230,638      230,638      230,638        230,638      

Earnings before Debt Servicing (Net Operating Income) 173,390       14,449       321.09             43% 173,390      173,390      173,390        173,390      
Mortgage Payment 161,034       13,420       298.21             40% 161,034      161,034      161,034        161,034      

Net Cash Flow 12,355         1,030         22.88                3% 12,355        12,355        12,355          12,355        

Ksan House Society
Ksan Estates ‐ 4622 Haugland Ave

Operating Budget & 5 Year Forecast

2018
Operating Budget ‐ Year 1 5 Year Forecast

Ksan Estates ‐ Preliminary Costing ‐ 45 Units ‐ MOD Version 1.1 Dated June 01, 2016

6/5/20167:54 PM 1 of 1
Prepared by Kevin A. Albers, CGA, CAFM

Chief Executive Officer, M'akola Group of Societies
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Rental Income
The rental income shown in the operating budget is based 
on all units being rented at an affordable rate. While the rent 
roll could be adjusted to allow for a mix of affordable and 
market rents, given the significant need and demand in the 
area, the budgets have been developed so as to maximize 
the number of affordable units provided. Please note that 
this development does not include commercial space and as 
such, no revenue will be generated through leasing space. The 
proposed rents are laid out in the rent roll illustrated below. 

Units

Mkt Rental 
Rate/Unit 

Affordable 
Rental 

Rate/Unit 
(10% below)

Shelter  Rate
Average 

Square Feet
# Market 
Units

# Affordable Units # Shelter Units
Total Supported 
Units (IA and 
Affordable)

Total  Units
Total 
Square 
Feet

% Square 
Feet

Projected 
Gross 

Monthly Rent 

Average 
Projected 

Rent

Rent Potential @ 
100% Mkt

Income 
Reqd to 
Qualify 

@Mkt Rent

Income Reqd 
to  Qualify @ 
Affordable 

Rent

Income 
Reqd to 

Qualify for 
Shelter 

One‐Bedroom (Apt) 1,000$                  730$               325$               650                 15 15 15 9,750           26.5% 10,950.00$     730.00$          15,000$                  40,000$        29,200$         13,000$     
Two‐Bedroom (Apt) 1,100$                  840$               570$               850                 24 24 24 20,400        55.5% 20,160.00$     840.00$          26,400$                  44,000$        33,600$         22,800$     
Three‐Bedroom (Apt) 1,500$                  1,050$            660$               1,100              6 6 6 6,600           18.0% 6,300.00$        1,050.00$      9,000$                    60,000$        42,000$         26,400$     

Totals 0 45 0 45 45 36,750        100.0% 37,410$           2,620$            50,400$                
Percentages 0% 100% 0% 100% 100%

Square Footage N/A Monthly Annual

Rate/ft/yr 25.00$                 
Residential 
Units $37,410 $448,920

Monthly Commercial $0 $0
Annual Total $37,410 $448,920

SqFt Summary SqFt Percentage
Residential 36,750                 78.19%
Commercial ‐                        0.00% Debt Service Cost Ratio ‐ Target 1.10
Common Area /  1,800                    3.83% Max Mortgage Supported by Cash Flow 3,044,349$    
Circulation/Service  8,450                    17.98% 15,511,635$  
sq ft increase for 3 
accessible rooms ‐                        0.00% 11,947,286$  

TOTAL 47,000                 100.00%

Commercial Rental Income Rental Income Summary

Debt Servicing and Equity

Project Cost

Equity Required

Ksan House Society
Ksan Estates ‐ 4622 Haugland Ave

Residential Rent 

 Rental Income

Rent  IncomeAssumptions Units

Ksan Estates ‐ Preliminary Costing ‐ 45 Units ‐ MOD Version 1.1 Dated June 01, 2016

6/5/20167:56 PM 1 of 1
Prepared by Kevin A. Albers, CGA, CAFM 

Chief Executive Officer, M'akola Group of Societies

Proposed Rental Rates:
One-bedroom: $730.00
Two-bedroom: $840.00
Three-bedroom: $1,050

Proposed Rental Income:
Monthly rental income: $37,410
Annual rental income: $448,920
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Financial Position: Debt Services Cost Ratio Analysis
Using the BC Housing-required debt coverage service ratio 
of 1.10, the maximum mortgage for this project would be 
$3,044,349. This leaves a financing gap of $11,947,286, to 
be realized through a form of equity contribution. While BC 
Housing has made a new funding announcement, it is in the 
best interests of KHS to allocate additional funding sources 
and to reduce the financing gap as much as possible. Please see 
below debt service cost ratio analysis and cash flows below.

Debt Service Coverage 2018 2019 2020 2021 2022 Total
Year 1 Year 2 Year 3 Year 4 Year 5 5 Years

Inflation  2.50% 2.50% 2.50% 2.50% 2.50%

Net Operating Income, "NOI": 173,390             173,390                    173,390               173,390                173,390                866,948        
Debt Servicing (P&I) Total Debt Service, "TDS": 161,034             161,034                    161,034               161,034                161,034                805,172        
Net Cash Flow 12,355               12,355                      12,355                 12,355                  12,355                   61,775          

Target DSCR 1.10 1.10 1.10 1.10 1.10 1.10

Expenses as Percentage of Gross Income 2018 2019 2020 2021 2022 Total

Year 1 Year 2 Year 3 Year 4 Year 5 5 Years

Inflation  2.50% 2.50% 2.50% 2.50% 2.50%

Total Operating Expenses: 230,638             230,638                    230,638               230,638                230,638                1,153,192     
Total Operating Income 404,028             404,028                    404,028               404,028                404,028                2,020,140     
Expenses as Percentage of Gross Income: 57.08% 57.08% 57.08% 57.08% 57.08% 57.08%

Equity Analysis
Maximum Mortgage Supported by Cash Flow: 3,044,349               
Total Project Cost (net of G&C) 14,991,635             
Equity Required ‐ Surplus(Shortfall) (11,947,286)            

Ksan House Society
Ksan Estates ‐ 4622 Haugland Ave

Ksan Estates ‐ Preliminary Costing ‐ 45 Units ‐ MOD Version 1.1 Dated June 01, 2016
Debt Service Coverage Ratio Anlaysis & Cash Flows
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Project Information & Assumptions 
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Project Information & Assumptions

The two scenarios presented in this report were developed using data and reliable information from 
government bodies and non-profit developments in BC. This study has draw on data collected through 
M’akola Housing Society developments and developments in northern BC, so as to: a) generate a 
robust operating budget which has an annual surplus and healthy contingency fund, and b) forecast
realistic capital costs, as costs of materials and labour differ significantly across the province. The initial budget 
included, which illustrates the financial feasibility of option two, was generated using BC Housing’s Social 
Housing Cost Target Framework, with appropriate adjustments made by M’akola. An initial budget for option 
one was not developed. Please note that the included budget will be further refined and updated as decisions 
are made and as the project progresses.  The cost per square foot is assumed to be $330.03, as based on the 
Social Housing Cost Target Framework developed by BC Housing. Property tax exemption is also assumed. 
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Recommendations & Conclusion
KHS has identified a need for the expansion of services they 
provide (both housing and support services) to those in 
the Terrace region. The goal is to redevelop the lot of 4622 
Haugland Ave., currently owned by the City of Terrace, in 
order to provide more affordable housing units. The vision 
for this site is to develop 45 units, comprised of a mix of 
one-bedroom, two-bedroom and three-bedroom units. 

Through  consultation with MDS and the City of 
Terrace, KHS was able to assess several different 
development options, including the following:  

① Develop the lot under its current zoning (R3-low den   
       sity multi-family residential)

②Rezone the lot to R4-medium density multi-family   
      residential

Under R3 zoning, KHS would be required to develop either 
semi-detached dwellings or townhouses, with a low density. 
Unfortunately, semi-detached dwellings or townhouses are 
not economically feasible, given the weather constraints 
and costs of labor and materials in the North-West. For 
these reasons, it is not recommended to move forward 
with developing the property under R3 zoning. The 
focus shifts to option two as the most viable option for 
developing this particular property at 4622 Haugland Ave. 

Option two is the most viable option for the lot at 4622 
Haugland Ave. Given that this report only provides 
the preliminary assessment of the development, it is 
recommended that KHS proceeds with the following next 
steps.

Next Steps
• Discuss financing options with BC Housing;
• Look into modular housing and get competitive 

quotes;
• Quantify the potential financial and time savings of 

moving forward with modular housing;
• Complete rezoning application; and
• Undertake geological site testing.
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KSAN SOCIETY 
 

Ksan Society | Director of Housing   1 

 

Job title 
 
Job Summary 
 
 
 
 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
 
Key Duties and 
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Director of Housing 
 
Ensures the day to day operations of Ksan Residence & Shelter, and 
administration and management of public housing operations. Reviews 
occupancy reports to ensure that applications, selection of tenants and 
assignment of dwelling units are in accordance with rules and regulations. 
Ensures staff assignments run in an efficient manner and that the goals and 
objectives of the organization are met.  
 
November 2008 
April 2015 
 
Executive Director 
 
 
1. Works closely with the management team to deliver vision and mission of 

Ksan Society within designated program areas. 
 

2. Assists the Executive Director in ongoing planning & coordination of the 
program(s) as needed. Assists with development of long range plans and 
objectives; provides advice and recommendations to the Executive Director 
on matters arising with all applicable programs. 

 
3. Responsible for the coordination of client services. Ensures staff 

documentation is complete and up to date on a daily basis. Assists in 
supporting front-line staff while engaging in conflict resolution with or 
between residents.  

 
4. Provides first line of support to front-line staff from applicable programs. 

Discusses problem situations and remedies with front-line staff as deemed 
appropriate and keeps the Executive Director informed. Coordinates the 
scheduling of program staff. Hires, orients, and evaluates staff up to and 
including disciplinary procedures & termination in consultation with the 
Executive Director. 

 
5. Analyze and administer annual operating budgets for the various programs. 

 
6. Oversees the day-to-day operation of the program by ensuring that the 

necessary facilities and equipment are in place, program guidelines and 
policies are adhered to, and program standards are met.  

 
7. Study housing demands, occupancy and turnover rates, and 

accommodation requirements of applicants to recommend policy and 
physical requirement changes. 
 

8. Plan long range schedule of major repairs on units, such as reroofing or 
painting exterior of dwellings.  

 
9. Works cooperatively with other core organizations and service providers in 

Terrace and surrounding areas to coordinate services to meet client needs.  
 

10. Submits stats and other core program requirements to appropriate sources 
and informs the supervisor. 

 
11. Performs other related duties & acts in necessary roles in the absence of 

the Director of Counselling & Support Programs.   
 
 

Appendix A - KHS Job Descriptions
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KSAN SOCIETY 
 

Ksan Society | Director of Housing   2 

 

 
Qualifications: 
 
 
Education, 
Training and 
Experience 
 
 
 
 
Job Skills & 
Abilities 
 
 
 
 
 
 
 
 
 
 

 
Degree in Social Work or a related field, or the equivalent in education and 
experience. 
 
Minimum of one (1) year experience with low income housing programs is 
required, preferably within the social service sector.  
 
Previous direct program delivery experience in the sector with a  
demonstrated working knowledge of applicable community based programs and 
legislation. 
 
 To communicate effectively, both verbally and in writing 
 To create effective interdisciplinary teams 
 To delegate appropriately 
 To develop staff strengths 
 To work independently and as a team member 
 To resolve and effectively manage stressful and emergent / crisis situations 
 Well-developed planning, organizing and administrative skills. 
 Maintains a clear Criminal Record. 
 Flexibility to meet ongoing program requirements, including  participation 

at meetings, conferences, and other relevant events 
 To set and meet planned goals & deadlines
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KSAN SOCIETY 
Job Title 
 
Job Summary 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
Classification/Grid/ 
Union 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Qualifications 
 
 
 
 

 
Ksan Residence & Shelter Support Worker 
 
Provides support, security, advocacy, information, education, crisis intervention and 
referrals to residents and / or drop in clients. 
 
 
February, 2015 
 
Director of Housing 
 
Residence Worker, Grid 10 BCGEU 
 
 
1. Screens prospective residents for suitability prior to admission; performs initial 

intake and discharge duties; orients and assists residents to settle in the house. 
 

2. Assesses residents’ immediate needs and assists them to define and implement 
action plans. Provides information to residents on resources available and 
recommends appropriate services. 

 
3. Monitors and ensures the safety and comfort of residents and the security of the 

facility. Facilitates resolution of conflicts between residents. 
 
4. Provides emotional support, encouragement, goal setting, and problem solving 

support to residents. Facilitates house and/or support group meetings.  
                                                                        
5. Liaises with other service agencies and professionals. Maintains current 

knowledge of issues and resources related to poverty and homelessness. 
Provides presentations and public awareness activities about services and issues 
of abuse. 

 
6. Provides crisis intervention and risk assessment for residents and drop in clients. 

Provides information, advocacy for and assistance to residents and drop in 
clients. 

 
7. Maintains case notes, resident records, documents, forms, and statistical 

information as per KRS policy and procedures. 
 
8. Respects confidentiality regarding residents and fellow staff members at all 

times and follows House Policies and Procedures and ensures continuity of care. 
 
9. Plans and prepares meals for clients and performs household chores, cleaning, 

and light household maintenance inside and within the outside yards. 
 
10. Orients and assigns duties to volunteers/ practicum students.  
 
11. Provides emergency first aid as required. 
 
12. Works effectively as a team player. 
 
13. Performs other related duties as required 
 
 
Diploma in a related human/social service field  
And one (1) year recent related experience.  
Or an equivalent combination of education, training, and experience. 
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Ksan Society | Ksan Place Coordinator Job Description  1 

 

KSAN SOCIETY 
 

Job Title 
 
Job Summary 
 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Qualifications 
 
 
 
 
 
 
 
 

Ksan Place Coordinator  
 
Plans, implements, and oversees the day-to-day activities of Ksan Place. 
Participates in program development, policies and procedures formulation, program 
evaluation, and budget spending 
 
February 2015 
February, 2015 
 
Director of Counselling and Support Programs 
 
1. Plans and develops program in consultation with the supervisor. Makes 

recommendations to the supervisor regarding program development, policy and 
procedure formulation, and program evaluation. Plans and implements program 
activities and special events. 

 
2. Oversees the day-to-day operation of the program by ensuring that the 

necessary facilities and equipment are in place, program guidelines and 
policies are adhered to, and program standards and licensing requirements are 
met.  

 
3. Supervises program staff and volunteers by performing duties such as assigning 

work, providing feedback on performance, and conducting professional 
development plans. Orients and provides training to program staff, volunteers, 
and students. 

 
4. Promotes public awareness of and support for the programs by performing 

duties such as producing promotional materials and attending community 
events. 

 
5. Monitors and authorizes program expenditures and maintains financial records 

in accordance with established procedures.  
 
6. Maintains related records and statistics and produces reports as required. 
 
7. Writes grant proposals as requested, press releases (with approval from 

supervisor or Executive Director prior to releasing), community bulletins, and 
posters. 

 
8. Prepares reports for supervisor to share with funders. 
 
9. Advertises for volunteer help and refers all new volunteers to the Volunteer 

Coordinator at Ksan Society. 
 
10. Performs other related duties as required. 
 
 
 
Diploma in a related human/social services field 
Three (3) years recent related experience including one (1) year supervisory or 
administrative experience 
Or an equivalent combination of education, training, and experience.  
 
 
 
 
 

Appendix C



46
Feasibility Assessment (2015) - Ksan House Society

Ksan Society | Ksan Place Coordinator Job Description  2 

 

 
 
Skills and Abilities 
 
 
 
 
 

 
 
 Current First Aid Certificate 
 Foodsafe Certificate 
 Valid BC Driver’s License with a safe driving record and access to a reliable 

vehicle 
 Ability to work effectively as a team player.  
 Good organizational, time, and general management skills. 
 Excellent interpersonal behaviour and communication skills. 
 Clear criminal record is required 
 Demonstrated ability to teach and work effectively with others in both a group 

and in a one to one setting. 
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Ksan Society | KRS Link Worker Job Description  1 

 

KSAN SOCIETY 
 

Job Title 
 
Job Summary 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
Classification/Grid/ 
Union 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Qualifications 
 
 
 
 
 
 

Ksan Residence and Shelter Link  Worker 
 
Provides support, security, advocacy, information, education, crisis intervention and 
referrals to residents and / or drop in clients. 
 
 
February, 2015 
 
Director of Housing 
 
Residence Worker, Grid 10 BCGEU 
 
 
1. Assesses residents’ immediate needs and assists them to define and implement 

action plans. 
 

2. Monitors and ensures the safety and comfort of residents and the security of the 
facility. Facilitates resolution of conflicts between residents. 
 

3. Provides emotional support, encouragement, goal setting, and problem solving 
support to residents. 
 

4. Develops and facilitates house activities and/or support group meetings. 
 

5. Liaises with other service agencies and professionals. Maintains current 
knowledge of issues and resources related to poverty and homelessness. 
Provides presentations and public awareness activities about services and issues 
of abuse. 
 

6. Provides information to residents and drop-ins on resources available. 
Recommends appropriate services and provides advocacy to residents and drop-
in clients. 
 

7. Maintains case notes, resident records, documents, forms, and statistical 
information in a coherent and professional manner, following Ksan Society 
guidelines. 
 

8. Plans, inventories, and shops for food and other client needs. Establishes and 
maintains a nutritionally balanced menu. 
 

9. Responsible to complete household chores, cleaning, and light household 
maintenance inside and within the outside yards. 
 

10. Provides emergency first aid as required. 
 

11. Performs other related duties as required  
 
 
 
Diploma in a related human/social service field  
And one (1) year recent related experience.  
Or an equivalent combination of education, training, and experience. 
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Ksan Society | KRS Link Worker Job Description  2 

 

 
Skills and Abilities 
 
 
 
 
 
 
 
 
 
 
 Additional 
Information: 

 
 Current First Aid Certificate 
 Foodsafe Certificate 
 Valid BC Driver’s License with a safe driving record and access to a reliable 

vehicle 
 Demonstrated ability to teach and work effectively with others in                   

both a group and in a one to one setting. 
 Ability to work effectively as a team player.  
 Good organizational, time, and general management skills. 
 Excellent interpersonal behaviour and communication skills. 
 Clear criminal record is required 
 
A moderate level of physical fitness is required since direct delivery of program 
activities and shopping may involve things such as lifting, bending, and walking. This 
position requires working outside of normal office hours. Evening and weekend work 
is required. 
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Ksan Society | Housing Coordinator Job Description  1 

 

KSAN SOCIETY 
 

Job Title 
 
Job Summary 
 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Housing Coordinator 
 
Provides support to the Director of Housing for programs including Skeena Kalum 
Housing, Ksan Residence and Shelter, Mountainview Apartments, Scattered Housing, 
Administration, and the Transition House.  
 
 
February, 2015 
 
Director of Housing or designate 
 
 
1. Provides support to, and takes direction from, the Director of Housing. 

 
2. Responsible for the supervision of staff, operations, and data base of the Damp 

Shelter.  
 

3. Assists with Maintenance and Ksan Residence and Shelter by noticing building 
maintenance and operational requirements, making recommendations to the 
supervisor as needed, and following through on assigned tasks to resolve 
problems.  

 
4. Assists the supervisor with programming when needed. 
 
5. Assists the supervisor with staffing as assigned by the supervisor 
 
6. Provides on –call support for all Housing Programs 
 
7. Maintains a regular schedule of work to address needs at all Housing Programs as 

determined in consultation with the supervisor. 
 
8. Works closely with the Maintenance Worker to ensure tasks are being completed 

and meets regularly to decide what repairs need to be called out to an outside 
agency. Follows up with and informs supervisor that maintenance and repair 
requests have been completed. 

 
9. Calls out contractors and gets quotes for repairs and keeps the supervisor 

informed. 
 
10. Ensures that all yard maintenance is kept in a reasonable and professional 

manner. 
 
11. Conducts monthly Inspections of units, semi-annual inspections of Skeena Kalum 

Housing, and annual reviews where required. 
 
12. Provides Notices for tenants if needed; assists clients with BC Housing 

applications; collects rent and deposits and keeps an up-to-date record of 
activity. 
 

13. Performs other related duties as required  
 
 
 
 
 
 

Appendix E



50
Feasibility Assessment (2015) - Ksan House Society

Ksan Society | Housing Coordinator Job Description  2 

 

 
Qualifications 
 
 
 
 
 
 
 
Skills and Abilities 
 
 
 
 
 
 
 
 
 
 
 
Additional Information: 

 
Degree in a related human/social service field  
And one (1) year recent related experience plus one (1) year relevant supervision 
experience. 
Or an equivalent combination of education, training, and experience. 
 
Clear Criminal record is required. 
 
 
 Current First Aid Certificate 
 Valid BC Driver’s License with a safe driving record and access to a reliable 

vehicle 
 Demonstrated ability to teach and work effectively with others in                   

both a group and in a one to one setting. 
 Ability to work effectively as a team player.  
 Good organizational, time, and general management skills. 
 Excellent interpersonal behaviour and communication skills. 
 
 
 
A moderate level of physical fitness is required since direct delivery of program 
activities may involve things such as lifting heavy objects, bending, and walking. 
This position requires working on-call outside of normal office hours.  
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Ksan Society | Homeless Prevention Worker Job Description  1 

 

KSAN SOCIETY 
 

Job Title 
 
Job Summary 
 
 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
Classification/Grid/ 
Union 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Qualifications 
 
 
 

Homeless Prevention  Worker 
 
Connects people who are homeless or At Risk of Homelessness with housing. This 
position directly engages people who are homeless or At Risk of Homelessness by 
assessing clients’ needs, assisting with personal goals, and connecting individuals 
and families with stable accommodation and appropriate services. 
 
November 2014 
February, 2015 
 
Director of Housing or designate 
 
Grid 12 BCGEU 
 
 
1. Provides services for individuals who are Absolute Homeless, Hidden Homeless, 

or At Risk of Homelessness and are within one of the following target groups: 
people leaving the corrections and hospital systems; women who have 
experienced violence or are At Risk of Violence; youth, including those leaving 
the care system; or people of Aboriginal decent. 

 
2. For clients who are homeless or At Risk of Homelessness - Engages directly with 

clients where they are situated; visibly homeless Clients, Hidden Homeless, and 
individuals At Risk of Homelessness -completes intake and consent forms; and 
assesses each client. Develops case plans for all clients. Refers clients to 
appropriate housing options. Refers clients to income assistance, using the 
Homeless Application Protocol, where appropriate. Refers clients to support 
services. Where appropriate, accompanies clients to appointments. 

 
3. Where clients are working toward being, or are currently placed as, tenants, to 

help them maintain housing and their ability to live independently - provides 
clients with rental supplements, tenancy support, and skills training; follows up 
and provides ongoing support to tenants, as appropriate; builds and maintains 
relationships with landlords providing housing to clients; and provides education 
and resources to landlords to support and maintain client tenancies, where 
appropriate. 

 
4. Develops and maintains linkages and partnerships with other local service 

providers to ensure optimal service delivery to clients, including participating in 
local and regional initiatives in order to improve the quality of services to 
people who are homeless or At Risk of Homelessness. 

 
5. Ensures rental supplements are disbursed to eligible clients only, and for 

approved amounts. Ensures a minimum of twenty (20) unique clients receive a 
rental supplement per month. Ensures each client provides consent to receive 
services. Ensures all rental supplements are logged in the Homelessness Services 
System Database (HSS Database) by the fifth business day of the following 
month. 

 
6. Performs other related duties as required.  
 
 
Diploma in a related human/social service field  
And one (1) year recent related experience.  
Or an equivalent combination of education, training, and experience. 
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Ksan Society | Homeless Prevention Worker Job Description  2 

 

 
Skills and Abilities 
 
 
 
 
 
 
 
 
 
Additional Information: 

 
 Clear Criminal record is required. 
 Current First Aid certificate 
 Valid BC Driver’s license with a safe driving record and access to a reliable 

vehicle. 
 Demonstrated ability to teach and work effectively with others in both a group 

and one to one setting. 
 Good organizational, time, and general management skills are required. 
 Possesses excellent interpersonal behaviour and communication skills. 
 
 
A moderate level of physical fitness is required since direct delivery of program 
activities may involve lifting, bending, and walking etc. This position may require 
working outside of normal office hours.  
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Ksan Society | Building Maintenance Worker Job Description  1 

 

KSAN SOCIETY 
 

Job Title 
 
Job Summary 
 
 
Effective Date 
Last Updated 
 
Reports to 
 
Key Duties and  
Responsibilities 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Qualifications 
 
 
 
Skills and Abilities 
 
 
 
 
Additional 
Information 

Building Maintenance Worker 
 
Performs maintenance & repairs related to buildings, grounds and equipment, in one 
or more areas such as electrical, plumbing, painting, and grounds-keeping. 
 
 
February, 2015 
 
Director of Housing 
 
1. Establishes, monitors, and carries out preventative maintenance procedures and 

schedules for buildings, equipment and grounds. Ensures buildings and 
equipment meet all safety, security and fire regulations and policies.  

2. Makes recommendations for major repairs and purchases to supervisor. 
 

3. Performs carpentry, minor electrical, painting, mechanical, and plumbing 
maintenance and repairs such as repairing furniture, constructing shelves, 
installing switches, replacing plugs and other basic appliance repairs, applying 
paint and other finishes, repairing drywall, disassembling and reassembling 
equipment, replacing sinks and toilets and applying finishing material such as 
linoleum. 
 

4. Collects and removes garbage and recyclable materials and ensures the safe 
disposal of hazardous waste. 
 

5. Cleans external areas such as entranceways, sidewalks, and parking lots using 
manual and power brooms, rakes, shovels, and other equipment to remove dirt, 
leaves, snow, and other refuse.  

 
6. Performs minor gardening and lawn maintenance tasks such as mowing, 

weeding, pruning and watering. 
 
7. Completes and maintains related records such as maintenance logs and security 

incident reports. 
 

8. Transports equipment, furniture, and supplies manually and/or using aides such 
as dollies and carts.  

 
9. Operates a motor vehicle to pick up and move goods and supplies.  

 
10. Arranges furniture for special events. 

 
11. Performs other related duties as required. 
 
Grade 10, plus related vocational training such as a building maintenance course. 
Two (2) years recent related experience. 
Or an equivalent combination of education, training and experience. 
 
•Valid BC Driver’s License with a safe driving record and access to a reliable vehicle 
•Ability to work effectively as a team player.  
•Good organizational, time, and general management skills. 
•Excellent interpersonal behaviour and communication skills. 
•Clear criminal record is required 
 
A moderate level of physical fitness is required since direct delivery of program 
activities may involve things such as lifting heavy objects, bending, and walking.  
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