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Needs assessment and plan: affordable housing development for Seniors in Quesnel, BC     4 
 

Needs assessment and plan for an affordable housing development for 
Seniors in Quesnel, BC (Draft 3)                                                                   May 6, 2014 
 

Purpose and scope of this report 
  

This report describes the need for and scope of a proposed affordable housing project for seniors 
(the Project), proposes a conceptual design, and presents preliminary estimates for construction and 
operational costs. The report will be used to communicate with the community, the City of Quesnel 
and potential supporters and financiers such as BC Housing. 
 

Summary and background 
 

1. Five recent reports on affordable housing in Quesnel, and further analysis in this report, 
strongly indicate that a need and demand exist for affordable housing for seniors in Quesnel. 
The most comprehensive of these reports is the City of Quesnel’s Affordable Housing Needs 
Assessment (2010), which was followed by the City of Quesnel’s Affordable Housing Strategy 
(2012). The City’s strategy calls for policy changes to provide incentives for developers of 
affordable housing, and sets near term goals for development of units. The project described 
in this report will aid the City to exceed its three year goal (provide 10-25 more affordable 
homes for median income households by 2016). 

 
2. After extensive local discussion and consultation, the Quesnel Lions Club has also determined 

that a strong need exists in Quesnel for affordable rental housing for seniors (the Project). 
The Club researched building sites, conducted fundraising, and in 2012 purchased a lot in 
North Quesnel close to essential services for seniors. Finally, the Club formed the Quesnel 
Lions Housing Society (Housing Society) to realize the Project. 

 
3. The Housing Society proposes that a 4 floor apartment building with 30 units, a 

lobby/common room, and an elevator and other accessibility provisions be built in North 
Quesnel at the corner of McNaughton Ave. and Reid St. The target market will be “fully 
independent” seniors (that is, seniors who do not require assisted living facilities or other 
supports). The building would have a daylight basement and be 3.5 stories high. The Project 
will cost approximately $4.77 million to build, including costs for land, predevelopment work 
such as concept design, and other costs. 

 
4. The Project will not be economically viable without donations and/or grants. This is expected 

in a rural community like Quesnel, where market rents are too low to support the cost of new 
construction on a pure commercial basis (the newest apartment building in North Quesnel is 
25 years old, the oldest is 51, and the average is about 40 years). If the Housing Society 
obtains an average of $750 per month for each unit (market rent is estimated at $850/month 
in 2016 for a new one bedroom apartment in North Quesnel, in a building with the proposed 
amenities), the Project will require construction donations and/or grants of $1.5 million to 
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operate at break-even. The Housing Society anticipates that most tenants will obtain 
individual subsidies from various sources, in addition to subsidies that the Project can offer. 

 
5. For the Project to proceed as proposed, the City of Quesnel will be asked for zoning and 

Official Community Plan changes regarding density, and variances for parking and setbacks. A 
basement floor is proposed to reduce construction costs and keep the building at or below 
the height of a 3 story building on a raised foundation. 

 
6. The next steps for the Housing Society focus on obtaining approval for the concept design 

from the community and the City of Quesnel, and obtaining financing for the Project. 
 

Purpose of the Quesnel Lions Housing Society 
 

The purpose of the Society is to establish and maintain housing and programs in the City of Quesnel 
and its environs for the benefit of residents over the age of 60 years who are living independently, or 
other individuals as specifically directed by the Society.1 
 

Key assumptions regarding the proposed housing project 
 

1. A strong need exists for additional affordable housing for seniors in Quesnel. 
 

2. The target market for the Project is independent seniors who do not require services. 
 

3. Although designed for independent living, the Project will be designed with accessible 
washrooms, amenities such as a common room, an outdoor sitting area and scooter parking, 
and could incorporate services such as light housekeeping on a pay-for-service basis. 
 

4. The project must be located in North Quesnel close to health and other public services, 
shopping and recreational facilities. 
 

5. The land purchased for the Project is suitable and well located. 
 

6. The Project will be a non-profit housing business that must be operationally self-supporting. 
 

7. The cost of construction, versus Quesnel’s relatively low market rental rates for housing, 
means that government support is needed to make the Project feasible. Without government 
support, rents needed to support debt servicing would be too high to attract tenants. 

The case for the Project 
 

The City of Quesnel and others have conducted research on affordable housing issues in recent years. 
The type of seniors’ housing project described here is intended to be in harmony with the City’s 

                                                           
1
 Article 2, Constitution and Bylaws, Quesnel Lions Housing Society, 2012 
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objectives, as outlined below. (This report is intended to be considered in tandem with a needs 
assessment and strategy for affordable housing produced for the City of Quesnel; see below.) 
 

Context of the Project in planning by City of Quesnel 
 

The City, working closely with many citizens over a number of years, has developed an Integrated 
Community Sustainability Plan called “ourQuesnel: Sustainability in Action.” The plan is a “shared 
economic, social and environmental vision” for the community, and includes a number of principals 
and goals related to housing.2 

 
The following excerpt from the City’s Official Community Plan (OCP), Residential Development 
section, is also relevant to affordable housing: 
 

The City of Quesnel wishes to encourage the retention and development of a full range of 
residential types, locations, densities, tenures and prices. In order to service Quesnel efficiently 
with road, water and sewer infrastructure it is important that the City continues to evolve in a 
compact and logical way. To this end, the City will continue to fill in existing vacant areas within 
the serviced areas of the City, while remaining sensitive to the character of each neighbourhood. 
The City will encourage an intensification of residential land use, density and mixed-use in 
designated areas. 

 
City of Quesnel’s Vision and Mission for affordable housing 
 

Quesnel will be an inclusive and supportive community with equal opportunities for people of all 
ages, cultures, lifestyles and abilities, with a diverse range of safe, attractive and affordable 
housing options in neighbourhoods that are mixed, vibrant, livable and increasingly compact and 
mixed-use. 
 

City of Quesnel’s needs assessment and strategy for affordable housing 
 

The City built on the planning work noted above by commissioning a needs assessment for 
affordable housing and a strategy to develop more of it. The affordable seniors’ housing 
proposed in this report builds directly on the City’s plans and objectives. See discussion of the 
City’s needs assessment and strategy, and related work by other groups, below. 

 

Evidence of support for more affordable housing for seniors in Quesnel 
 

Five recent reports on affordable housing in Quesnel, and further analysis in this report, strongly 
indicate that a need and demand exist for affordable housing for seniors in Quesnel. Most 
documents include socio-economic information that is useful for this report, and pertinent 
information is excerpted or referenced below. The most comprehensive of these reports is the City of 

                                                           
2
 See http://www.quesnel.ca/ourquesnel-housing.html  

http://www.quesnel.ca/ourquesnel-housing.html
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Quesnel’s Affordable Housing Needs Assessment (2010), which was followed by the City of Quesnel’s 
Affordable Housing Strategy (2012). The City’s strategy calls for policy changes to provide incentives 
for developers of affordable housing, and sets near term goals for development of units. The project 
described in this report will aid the City to exceed its 3 year goal. 
  
1. City of Quesnel – Affordable Housing Needs Assessment 

 

The City of Quesnel completed an “affordable housing needs assessment” as a key source of 
information for an affordable housing strategy. The report’s authors used BC Housing’s Housing Need 
and Demand Study template, presented results at a well-attended community consultation meeting, 
and facilitated a discussion with key stakeholders. The report included a gap analysis and a set of 
recommendations. Key points from the report are excerpted below: 

 
Net deficit of affordable housing 3 

 
“For Quesnel and area, there is (an estimated affordable housing) deficit of approximately 
947 units. This is a conservative estimate, given that the calculation did not include the need 
arising from conditions such as overcrowding, and it includes a low estimate of homes in need 
of major repairs, which may not be accurately reported in the Census.  
 
The Census also may not capture a segment of the population who do not have a fixed 
address, or who for various reasons may not have filled out the Census form. The final need 
estimate is also vulnerable to some double counting and changing market conditions. 
Nonetheless, it shows clearly that there is a significant shortage of affordable housing that 
needs to be addressed. The deficit is greater than the total number of new housing 
completed in Quesnel between January and September 2009, which is 82 (CMHC, Housing 
Now).  

 
Therefore, the new housing in the current market is not enough to fill the affordable 
housing gap. In order to close the affordable housing gap, a long-term strategy and 
actions are required.”  

 
 
Implications (of research results) for Seniors’ housing 4 

 
“The growing number of seniors will likely result in a need for smaller housing units 
close to medical and commercial services. Also, there may be a need for more 
supportive housing services to help seniors to age in place. The City may respond to this 
need by relaxing commercial restrictions in residential zones to encourage the delivery 
of social services for seniors.” 

 

                                                           
3
 Terra Housing Consultants and Cooper Planning and Development Consultants. City of Quesnel Affordable Housing 

Needs Assessment: Final Report, June 2010, p.43 
4
 Terra Housing Consultants, p.16 
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The needs assessment noted above led directly to the development of an affordable housing 
strategy (see below). 
 
 

2. City of Quesnel – Affordable Housing Strategy 
 

Once the City completed the needs assessment described above, it developed a strategy to develop 
more affordable housing. 
 

 “The (Affordable Housing Needs Assessment) showed that significant gaps exist between the 
need and supply of affordable housing. Also, the recent process for the “ourQuesnel: 
Sustainability in Action” plan underlined that we desire a community with diverse and affordable 
housing options for all.” 5 
 

The City’s Affordable Housing Strategy identified the following specific steps: 
 

 Action: Develop policy for development cost charges and property taxes exemption 
consideration 
 

 Description: A new policy is prepared that specifies under what conditions the waiving of 
development cost charges and property taxes is considered to support affordable housing 
developers in their planning 
 

 Goals: Provide 10-25 more affordable homes for median income households by 2016 and 40-
75 more affordable homes for median income households by 2024.6 

 
Based on the needs assessment noted above, the City’s affordable housing strategy has identified 
“(providing) more low-cost and attractive market housing options for independent seniors and 
single-income households” as a top priority for the community.”7 

 
3. Quesnel Lions Club – Community Betterment Survey 
 

The Quesnel Lions Club appealed for community input in 2011 on what the Lions’ community 
development priorities should be. 195 citizens completed a “community betterment survey” showing 
that, while health care and crime prevention ranked highest among citizens’ concerns, when it came 
to practical action, a majority of survey respondents recommended that the Lions work towards 
better and more affordable housing for seniors.8 
 
 

                                                           
5
 van Bemmel, Wilco, Dunefield Consulting. City of Quesnel—Attractive, inclusive and affordable: Affordable housing 

strategy, 2013, p.5-11 
6
 van Bemmel, p.1 

7
 van Bemmel, p.1 

8 Quesnel Lions Club. Community Betterment Survey, March, 2011 (unpublished report). 
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4. Better at Home Project 
 

Quesnel has been selected as a site for the Better at Home program, which assists seniors to live 
independently. The comprehensive Better at Home report assessed Quesnel’s readiness for the 
program and included key socio-economic information. Highlights are excerpted below. 

 
“The population of the region [the City of Quesnel plus the surrounding rural area] has remained 
relatively stable since 1996 with slight drops in subsequent census years and a slighter increase 
by 20119 [see chart from Savage below; note that BC Stats estimates that Quesnel’s population 
has dropped slightly since the 2011 census].” 
 

 

   Source: Statistics Canada 2012, Quesnel, BC; Census Profile, 2011, 2006, 2001 Census  

 
Description of the local seniors’ population  

 

“Not unexpectedly, Quesnel’s population is aging. (In) 2001 there were 2,565 seniors living in the 
North Cariboo; by 2006 the number had risen to 2,975, and by 2011 it was 3,360. The median age 
is rising as well, from 37.4 years old (in 2001) to 42 years old (in 2006), to 43.5 years old (in 2011). 
Seniors (aged 65 and over) represent 15.2% of the local population compared to the national 
percentage of 14.8%. However, the population growth of seniors (age 65 and over) is significantly 
greater than that of the other broad age groups at 18.7% growth from 2006 to 2011 compared to 
an overall regional population increase of 5.0% (Statistics Canada).” 
 

                                                           
9 Borsato, Karen. Better at Home: Quesnel Community Development Final Report, Jan. 2013, p.7 
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Source: Statistics Canada 2012, Quesnel, BC; Census Profile, 2011, 2006, 2001 Census (charts are used 
with permission from the author of the Better at Home report) 

 
Median Age of the Population in the Quesnel Area 
 

 

Source: Statistics Canada 2012, Quesnel, BC; Census Profile, 2011, 2006, 2001 Census (chart is used 
with permission from the author of the Better at Home report) 
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Source: Statistics Canada 2012, Quesnel, BC; Census Profile, 2011, 2006, 2001 Census (chart is used 
with permission from the author of the Better at Home report) 

 
“The majority of seniors in the area reside in private households and 26% (865) live alone.  
…about 12% (compared to 4% overall in the province) of the regional population identifies as 
Aboriginal (approximately 3000 persons); of these, about 300 live on the four local Reserves.”10 
 
“Seniors in the region are also relatively “spread out” from the service centre. Per the 2011 
census, 51% of local seniors live outside the city limits.”11 
 

Better at Home project - Community engagement  
 

Development of the Better at Home report included an extensive community consultation process 
that included workshops with over 150 participants, numerous individual interviews and outreach to 
more than 50 service providers. Results of those outreach efforts are excerpted below: 

 
“During the interview phase of the community consultation, seniors identified four major non-
medical issues that negatively impacted their lives:  

 
a. the lack of affordable and accessible housing,  
b. issues related to isolation and access to services, including transportation,  
c. other service accessibility issues including awareness and navigation of services, and  
d. the lack of opportunity to be engaged in the community (often related to accessibility 

issues and an increasing sense of isolation).12 

                                                           
10

 Better at Home, p.8 
11

 Better at Home, p.8 
12

 Better at Home, p.9 
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“The greatest overall issue seniors identified was transportation. This need was closely linked to 
many seniors’ sense of isolation or “impending” isolation. Transportation is, in fact, a major 
overall community concern because of its geographical spread and isolation from major centres, 
winter and night driving conditions, and a relatively limited transportation system (including 
public transit and airline and bus service).”13 
 
“Isolation and loneliness is another major concern. Over half the community’s seniors live outside 
the city limits and the range of the public transit system. As well, many seniors reported 
decreasing confidence and/or physical conditions that limit their participation in community 
activities (and sometimes their access to health care).” 14 

 
5. UNBC – Transformative Role of Voluntarism in Aging Resource Communities: A Review of Socio-

Economic Characteristics in Quesnel 
 

From the above report, the following excerpt echoes results of the Better at Home report cited 
above: “The number of residents aged 65 and over in Quesnel, as well as across the entire region, has 
more than doubled between 1991 and 2011 and now constitutes over 15% of the total population. 
Another notable trend across the region is that more seniors in private households are living 
alone.”15  
 
The report also reviews a range of socio-economic indicators, and discusses the importance of 
community connectedness and inclusion for seniors. 

 
6. BC Housing – Need and Demand Indicators for Independent Seniors in (City of Quesnel) 

The above is a sixth report pertaining to affordable housing in Quesnel, but it is not intended to 
provide recommendations. Highlights of the report are excerpted below:16 
 

a. There were 872 subsidized units in the Cariboo Regional District, as of March 31st, 2013. Of 
these units, 31% were targeted towards low income independent seniors. 
 

b. Vacancy rates for bachelor and 1 bedroom units were high in Quesnel CA [Census Area] in Fall 
2012, which means the private rental market should be accessible, but it is possible the units 
in the private rental housing market do not meet the needs of the target population (e.g. 
poor condition of the units or availability of accessibility features needed by some seniors).  
 

[Update note: rental vacancy had dropped substantially by late 2013. Bachelor (studio) 
units had dropped from 12.5 percent vacancy to zero vacancy, and one bedroom unit 

                                                           
13 Better at Home, p.10 
14 Better at Home, p.10 
15

 Good, Julia et al. The Transformative Role of Voluntarism in Aging Resource Communities: A Review of Socio-Economic 
Characteristics in Quesnel, University of Northern BC Community Development Institute, Fall 2013, p.13 
16

 BC Housing, Research and Corporate Planning Department. Need and Demand Indicators for Independent Seniors in the 
Cariboo Regional District (City of Quesnel), November 2013, p. 1 
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vacancies had dropped from 13.8 percent to 3.9 percent.17 Relatively small numbers of 
units in Quesnel—e.g., CMHC identified only 16 studio rental units—mean that wide 
vacancy fluctuations from year to year may be common.] 

 
c. Though rents are low compared to the provincial average, 39% of renter households in the 

community were spending 30% or more of their income on shelter costs, which suggests the 
units in the private rental market may not be affordable relative to incomes of renter 
households in the community. 
 

d. Seniors represented the largest proportion of households on the Housing Registry in the 
Cariboo Regional District on March 31, 2013.   
 

e. The City of Quesnel’s population has increased by 18% between 1996 and 2011, which could 
put pressure on the housing market, but the population in the Cariboo Regional District 
decreased 6% during that same time period.   

 
The BC Housing report and others discussed above have noted that the overall vacancy rate in 
Quesnel is high and rents are low compared to many areas of BC, particularly regions with strong 
economies. High vacancy and low rents may suggest that there may not be a significant issue with 
affordable housing. However, several factors noted in the reports reviewed above support 
development of affordable housing for seniors as proposed by the Quesnel Lions Housing Society:18 
 

1. BC Housing’s report notes that 39 percent of Quesnel renters are spending 30 percent or 
more of their income on housing costs.  

 
2. The City’s needs assessment noted a deficit of almost 1,000 affordable housing units in 2010. 

This suggests that, despite low rents, the market for affordable housing is very poorly served 
in Quesnel. 

 
3. Several of the documents noted that the location and condition of rental housing for seniors 

is important, particularly low income seniors. The proposed location for the development, in 
North Quesnel, is within walking distance of all key services required by seniors. 
 

4. Existing rental units in North Quesnel have very low vacancy and generally have considerably 
higher rents than in other neighbourhoods further from services. 
 

  

                                                           
17

 CMHC. RENTAL MARKET REPORT: British Columbia Highlights, Fall 2012 and Fall 2013. 
18  The CMHC defines affordable housing as follows: “affordable housing costs less than 30% of before-tax household 

income. Shelter costs (for renters) include rent and any payments for electricity, fuel, water and other municipal 
services.” See http://cmhc.beyond2020.com/HiCODefinitions_EN.html#_Affordable_dwellings_1 
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Housing, demographic and economic information 
 

BC Housing, a key audience for this report, provides development proponents with a template for 
provision of socio-economic information. Since extensive socio-economic research pertaining to 
housing in Quesnel has been conducted recently, as evidenced by the reports referenced above, this 
section does not duplicate that work. Instead, this section answers questions posed in BC Housing’s 
template and provides additional information as required. 
 
Is the community experiencing growth or expected to grow? What are the key labour force and 
employment trends? What are the future employment trends? 
 

Quesnel is the largest community within the Quesnel Timber Supply Area (TSA). It is a forest-
industry dependent community, and faces challenges posed by the pine beetle epidemic, 
globalization and technology advances.  Population declined from a 1996 peak of about 25,000 to 
about 22,000 in 2013.19 The City population is about 10,000, and the great majority of the 
remaining regional population lives within about 20 kilometres of the city centre, in the Cariboo 
Regional District. 
 
Given the circumstances, Quesnel is not expected to significantly grow its employment base for 
some time, barring unexpected developments. That said, a key economic development strategy 
for the community is retention and attraction of residents who will contribute to economic 
stability by building, purchasing and renting homes, buying from local stores and paying property 
taxes. A critical facet of that retention strategy is encouraging current residents to retire in 
Quesnel.  
 
This can be particularly attractive to those with lesser financial resources, as they are more able 
to afford ownership or rentals in Quesnel compared to many other places in BC. Good quality 
affordable housing is key to this. 

 
Are certain segments of the population (e.g. seniors) growing faster than others? 
 

The population of seniors is growing relatively quickly compared to other population segments 
except for the aboriginal community, and the seniors’ population is now growing faster than the 
BC average. This makes sense, as economic circumstances and demographic changes are tending 
to limit growth in younger population cohorts. Moreover, Quesnel is similar to a number of other 
rural resource towns that experienced rapid population growth in the mid-1960s-early 1980s 
industrial development boom that attracted many younger people to the community. Many of 
those workers made a life in Quesnel, started families and are largely still here. That age cohort 
began to retire a few years ago and is retiring more rapidly as the “baby boomers” reach 
retirement age. 
 

                                                           
19

 BC Statistics 2013 population estimates and Statistics Canada Census Profiles (2011, 2006, 2001)
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For data on the seniors’ population, see the section above: “Consistency of the Project with 
planning by other organizations,” particularly in the Better at Home report discussion. 

 
What growth pressures support the construction of affordable housing? 
 
Demand for seniors’ affordable housing in Quesnel is not being driven by general population 
expansion and a resulting scarcity of rental units. Instead, pressure for construction of seniors’ 
affordable housing is being driven by  
 

a. a “bulge” of new retirees as the baby boomers retire, leading to a growing seniors’ population 
and more seniors requiring affordable housing, 

b. an influx of seniors from more expensive parts of BC and Alberta looking for inexpensive 
housing,  

c. a lack of quality affordable rental housing in the existing rental housing stock, and 
d. inadequate units of rental housing in North Quesnel, which is the best location for seniors 

because of close proximity to important services and amenities. 
 
What are the general housing conditions in the community? 
 
The City of Quesnel’s Affordable Housing Needs Assessment is a comprehensive document that 
should be consulted as a companion to this report, as it includes extensive information on 
demographics, housing conditions in the community and implications for affordable housing. 
 
The following tables update key information.  
 

Unit numbers, vacancy and rents, apartments in City of Quesnel, 2011-2013 20 
 

This table demonstrates that there are relatively low numbers of units available in the City (all 
neighbourhoods), fluctuating vacancy, and low average rents compared to other parts of BC.  

 
Year Studio # Studio 

Vacancy 
% 

Studio 
average 

rent 

1BR # 1BR 
Vacancy 

% 

1BR 
average 

rent 

2011 13 0 $436 206 8.7 $506 

2012 16 12.5 $421 218 13.8 $516 

2013 16 0 $442 205 3.9 $534 

 

 
 
 

                                                           
20

 CMHC. RENTAL MARKET REPORT: British Columbia Highlights, Fall 2012 and Fall 2013 (in Privately Initiated Rental 
Apartment Structures of Three Units and Over; based on 572 units in 2012 and 541 in 2013) 
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Building permits for apartments to be built in the City of Quesnel, 2004-2013  
 

The table below demonstrates that there is very low apartment construction activity in Quesnel: 
only 33 units (individual apartments, not apartment buildings) for which permits were obtained 
between 2004 and November 2013.21  This is consistent with an environment where even high 
rents are not sufficient to create a business case for new construction. 
 

Year 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 

Units 0 6 0 4 6 1 0 0 4 12 33 

 

 
Similarly, from 2004-2013, there was one only building permit issued for row dwelling units to be 
built in the City of Quesnel (for one four unit development in 2006).22 Consequently, most of the 
existing rental accommodation stock is more than 20 years old, and much of it is more than 40 
years old. Most of the large apartment buildings were built during a time of major industrial 
expansion in the 1970s. 

 
Demographic and Economic Profile; Current affordable housing need and supply 
 
As noted, the following studies reviewed for this report all contain socio-economic information and 
most contain housing data. Key data is reviewed above in this report.  
 

a. City of Quesnel – Affordable Housing Needs Assessment 
b. Better at Home Project 
c. BC Housing – Need and Demand Indicators for Independent Seniors in (City of Quesnel) 
d. UNBC – Transformative Role of Voluntarism in Aging Resource Communities: A Review of 

Socio-Economic Characteristics in Quesnel 
 

Rental market in North Quesnel 

 
As discussed, the North Quesnel site is proposed for reasons important to Seniors. The Housing 
Society canvassed all eight apartment buildings in North Quesnel for information on rents and 
building characteristics. Townhouses and other rental units with stairs were excluded.  
 

1. For one bedroom units, rents ranged from $425 to $700. The differences are based on age 
and condition of the building, condition of the units, size of the units, and amenities such as 
an elevator (two of the eight buildings have an elevator). 

 
2. The newest of the buildings is 24 years old. The oldest is 51 years, and the average age is 

approximately 41 years. 

                                                           
21

 BC Stats, British Columbia Building Permits for Development Regions, Regional Districts, and Communities, by Type 
2004 – 2012, 2013 to November 
22

 See above, BC Stats. 
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3. There is no vacancy in any of the apartment buildings and all have waiting lists. The more 

attractive buildings have waiting lists of 25 or more prospective tenants in buildings that have 
30 to 60 units. Building managers consulted said that the rental pressure is largely due to 
Seniors wanting to live in North Quesnel. 

 
Please see the table below: 

 

Building Monthly 
rent for 1 
bedroom 
apt., net 

of free 
utilities 

Size  
(sq. ft.) 

Age of 
building 

#1 $655  550-600 25 
years 

#2 $560  450 40-50 
years 

#3 $425+ unknown 51 
years 

#4 $500  unknown 40-50 
years 

#5 $575  unknown 35 
years 

#6 $650-$700 475 40-50 
years 

#7 $625-$700 unknown 40-50 
years 

#8 $550  unknown ~40 
years 

 

Conclusion regarding target rents for the Project 

 
1. Rents for one bedroom units in the more attractive buildings in North Quesnel are $625 to 

$700 per month (including units of 475 square feet for $650 per month). All have long waiting 
lists, and the highest rents are in recently renovated buildings that are 40 to 50 years old with 
no elevators. 
 

2. The proposed Project will be a new building with an elevator, lobby and common room, 
accessibility features, and units of 585 to 600 square feet. Based on consultation with BC 
Housing and real estate professionals, the market rent in North Quesnel for brand new units 
with the proposed features is estimated at $850 per month in 2016, minimum. 
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3. The analysis in this plan uses an average rent of $750 per month. This assumes that some 
tenants will pay market rent, while others will pay below market rents (the existing units 
renting for $700 in 2014 will likely rent for $730 or more by 2016). 

 

Gap analysis—conclusions 
 

The background research reports cited, and other information presented in this document, result in 
the following conclusions: 
 

The current need for affordable housing for seniors exceeds current supply, and the supply of 
affordable housing in the next five to ten years will likely fall short of the community’s need, 
particularly in North Quesnel. 

 
The proposed project will help fulfill the City of Quesnel’s goals for development of affordable 
housing (in this case, for seniors). 

 
Plan for the proposed development 
 
Location and description 
 

1. Located in North Quesnel, near medical, recreational and commercial facilities, at the corner 
of Reid St. and McNaughton Ave. (Lots 1 & 2, Block 17, Plan 17000); 

2. 30 one bedroom units; 
3. four floors (1st floor proposed as a daylight basement to reduce height and costs); 
4. common room on main floor (containing a “Lions’ Den” meeting room, small kitchen facility 

for events, storage cabinets, TV lounge, games area, public washroom); 
5. all units and common area wheelchair accessible; 
6. 19 parking spaces; 
7. variances for parking and lot coverage will be required; and 
8. zoning and Official Community Plan (OCP) changes will be required (variance, zoning and OCP 

changes require City Council approval, and are not guaranteed). 
 
In BC, “smaller (independent living suites), including bachelor and one-bedroom units, were the most 
common types of seniors’ housing for independent living, making up 87 percent of all independent 
living units available in the province.”23  In consultation with BC Housing and managers of existing 
apartment buildings in Quesnel, one bedroom units are deemed to be the most practical and most 
in-demand units for Seniors, and this is what the Housing Society proposes.  

 

  

                                                           
23 CMHC. Seniors’ Housing Survey, Fall 2013, p.5 



Needs assessment and plan: affordable housing development for Seniors in Quesnel, BC     19 
 

Design 
 

A preliminary design has been prepared, and is attached in Appendix 1. Significant technical feedback 
has been received on this design from BC housing and the City of Quesnel, and more feedback is 
expected. When project financing is obtained, the design will be refined. 

Green building features 
 

The Quesnel Lions Housing Society will explore design elements that will reduce the environmental 
costs of building and operating the facility, and create a model building for Quesnel. Many, if not all, 
“green features” will reduce operating and life cycle costs of the building, and those savings could 
pay for additional construction costs over time. However, it is not clear yet what measures are 
affordable. This investigation will occur in the next phase of project development. 
 

Target market 
 

Independent seniors over the age of 60 who do not require care, resident in Quesnel for at least 
one year, with a demonstrated need for affordable rental housing (e.g., who are unable to 
financially or physically maintain a detached home or residence, and/or seniors who currently 
reside in an unsafe environment and are seeking housing options that are closer to services).24 
 

Ownership 
 

1. Scenario 1: 100 percent owned and managed by the Quesnel Lions Housing Society 
2. Scenario 2: 100 percent owned and managed by a for-profit entity owned by the Quesnel 

Lions Housing Society 
3. Scenario 3: One of the scenarios above, but with a number of individual suites owned by BC 

Housing (as a mechanism for financing) 
4. Scenario 4: Any of the scenarios above, but with a separate management contractor. 

Construction cost estimate 
 

Preliminary estimate: $4.77 million including all land and predevelopment costs, 50 percent of the 
GST (after rebates), and 15 percent contingency. The all-in cost of each unit is estimated at 
approximately $159,000. 
 
The construction cost estimate below  includes land costs, predevelopment costs such as 
geotechnical and environmental assessments on the land, and proposal development costs for 
financing. 
 
See estimate below. 
 
 

                                                           
24

 Income thresholds have not yet been determined. BC Housing guidelines will be consulted for policy guidance. 
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Quesnel Lions Housing - preliminary capital cost estimate 

  Predevelopment and land costs 

 
  land and carrying costs $160,000 
predevelopment planning (e.g., preliminary design, costing, etc.) $30,000 
site analysis (geotechnical, environmental) $30,000 

land and predevelopment costs $220,000 

Development costs 
 

  engineering, architects, inspections $230,000 

City - permits and related costs $21,000 

City - development cost charges $36,100 

City - water and sewer upgrades (+/- $25,000) $75,000 

BC Hydro - connection fees $40,000 

non-construction costs $402,100 

Construction costs 
 

  standard foundation $210,000 

shell of building exterior - framing, siding, roofing, windows, doors $680,000 

interior of building - insulation, drywall and paint $465,000 

interior trim/cabinets and finishing in common areas $240,000 

flooring allowance - 24,000 sq ft - includes balconies/ramps/entries $150,000 

electrical - wiring, alarm system and entry intercom/permit $325,000 

plumbing - common hot water heating/bathrooms and kitchens $240,000 

sprinkler system $150,000 

HVAC - hallways, common areas/ventilation of units $190,000 

elevator and shaft $215,000 

exterior landscaping/parking/sidewalks $200,000 

appliances for units and common areas $37,000 

Subtotal construction costs $3,102,000 

  contractor fees on construction costs (5% overhead and 10% profit) $465,300 

contingencies on construction costs (15%) $465,300 

Development costs (see section above)  $402,100 

Subtotal development, construction, fees and contingency $4,434,700 

GST on Development and Construction  $221,735 

LESS 50% GST rebate -$110,868 

 
$4,545,568 

  Land and predevelopment costs (see section above) $220,000 

TOTAL ESTIMATED COSTS (including GST) $4,765,568 

  Area of building (square feet) 17,835  

(includes  finished space, ramps and balconies) 
 Cost per apartment unit with all costs in  $158,852.25 

(includes 15% contingency and all taxes) 
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Business case 
 

The business is an apartment building, for which extensive local operations information is available. 
The Quesnel Lions Housing Society intends to develop the project as a community service, but will 
only develop the project if it the project supports itself operationally and can generate a reserve for 
maintenance. 
 
However, the business clearly cannot support itself without substantial capital support for 
construction in the form of donations and government grants. The business requires support because 
average rents in Quesnel are inadequate to service required debt financing. This reality is common in 
rural and northern BC, where the private sector in many communities is not building new apartment 
buildings (see discussion of Quesnel’s rental housing stock above in this report—the newest 
apartment building in North Quesnel is 24 years old, and the average age is about 41 years). 
 
Monthly profit and loss projection  
 

The following page shows a preliminary monthly profit and loss projection based on typical 
operational costs for apartment buildings in the Quesnel area. Three scenarios are shown: 
 

1. “Results if rents are below market on average, but no capital aid is available” (major monthly 
financial loss) 

2. “Rents required to break even with no capital aid” (rents would likely be too high for the 
Quesnel market, and this does not meet the objectives of the project) 

3. “Below market rents are feasible if 31.5% of capital is granted” (these rents appear to be 
reasonable for the North Quesnel area; affordability would be assured through subsidies to 
individuals in need via the project sponsors and government programs) 

 
See the projections below.  
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Operations 
 

The Quesnel Lions Housing Society proposes to manage the facility and will base governance and 
operations on “best practices” developed at other similar facilities. There are many operating 
examples of the proposed facility, and no significant or unique challenges are expected. 
 

Financing options 
 

The most likely scenario for acquiring project financing is through BC Housing (BCH). BCH is an agency 
of the BC government, and has developed or supported many affordable housing projects across BC. 
 
BCH can provide or facilitate financing of affordable housing projects through its Community 
Partnership Initiative (CPI) program: 
 

“Since 2001, BC Housing has partnered with non-profit societies, government agencies and 
community organizations to create affordable housing for low to moderate income households in 
communities across British Columbia, through the Community Partnership Initiative (CPI).  
CPI may provide interim construction or take-out financing to create both affordable rental and 
homeownership units. To be eligible for CPI financing, the program principles require that:  

 

 Community need and demand for the project are established  

 The project is financially sustainable  

 The project is supported by the community and consistent with official community plans 
and strategies  

 Program partners maximize their equity contributions”25 
 
The Community Partnership Initiative program does not currently provide grants to support housing 
projects in BC. Without grants, the project will not proceed, given local economics for construction 
costs and the rental market. 
 
Other options for grants 
 

Grants may be available through the Northern Health Authority, the Northern Development Initiative 
Trust, or other provincial and federal government programs. 
 
Community donations 
 

Donations will be sought and welcomed by the Society, and could play a significant role. As about 
than $1.5 million of capital support will be required, it will be a major challenge for volunteers to 
raise such funding. 
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 See http://www.bchousing.org/Initiatives/Financing/CPI  

http://www.bchousing.org/Initiatives/Financing/CPI
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Project risks 
 

Although the project is relatively straightforward, a number of risks exist. The list that follows 
includes only risks that apply to the project once appropriate financing has been obtained, and all 
necessary approvals and permits have been secured. 
 
The following appear to be the key risks associated with the project once it is under construction: 
 

Risk 
 

Strategy to reduce or eliminate risk 

Withdrawal of financing Firm contractual agreements and strict 
adherence to those contracts 

 

Construction cost over-runs Industry-standard contractual agreements; 
tendering process (e.g., design-build) 
 

Governance breakdown Ensuring that the board and advisors have strong 
experience and governing procedures (e.g., by 
using best practices from other projects) 
 

Failure to achieve adequate level of rentals Unlikely if the prices are in line with market 
rents. Market investigation to date indicates that 
the units could be rented several times over. 
 

 
 

Next steps and timeline 

 

See the next page.
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Timeline for Lions’ housing project 
 
The following is an ideal timeline for the project. Lack of funding support is the key uncertainty that could delay the project. 
 

Main milestones Elapsed time and completion dates (to end of quarters) 

 Mar 
2014 

Jun  
2014 

Sep 
2014 

Dec 
2014 

 Mar 
2015 

Jun  
2015 

Sep 
2015 

Dec 
2015 

Mar 
2016 

Jun  
2016 

Concept, costing, business plan  
Regulatory process begun with city 
 

           

Financing & regulatory processes; 
geotechnical & environmental 
assessments; governance decisions  

           

Financing secured; regulatory process 
complete w/ city; design finalized 
 

           

Detailed design and engineering; final 
permitting; drawings and bid packages 
for procuring services 

           

Construction 
 
 

           

Occupancy 
 
 

           

Communications and stakeholder 
consultation 
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Appendix 1: Preliminary design—Quesnel Lions Housing Society Seniors’ Housing Project 
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