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1.0 Executive Summary

History of the Project 
Development of the downtown campus was identified in the 2017 Brandon University (BU) Campus 
Master Plan as an opportunity to engage with community and create a catalyst for positive change in 
Brandon. Building on recommendations from the Master Plan, BU hired UWCRC 2.0 Inc., a not-for-
profit, values-driven development corporation, which is associated with the University of Winnipeg 
Community Renewal Corporation (UWCRC), and an integrated team of design and construction 
professionals to conduct this feasibility study for a mixed-use downtown campus.  

Prior to this study, Brandon University, with the support of the City, Downtown Development 
Corporation and Servants of Service assembled approximately 70,000 ft2 of land for development, 
which included parcels between 9th and 10th street bordered by Princess Avenue. A collaborative 
working group, comprised of members from BU, Servants of Service, Brandon Downtown 
Development Corporation and the City of Brandon was formed to assist and advise on the project 
development; two meetings were facilitated in the pre-design process.  Academic stakeholder 
conversations were held regarding a project vision for the site and the public was made aware of the 
development concept through a media release. 

Understanding of the Vision 
The vision for the downtown campus is a mixed-use development that will provide BU with multiple 
opportunities to engage with community. Intergenerational apartment housing, a childcare centre, 
academic space with a focus on arts and culture, commercial retail space and a conference centre are 
included in the functional programming of the site. The downtown site is intended to be a fresh and 
engaging portal for students and community to the diverse educational opportunities available 
through Brandon University.  

Scope of Work and Methodology 
UWCRC 2.0, with professional inputs from Prairie Architects and Manshield Construction, and BW 
Fergusson & Associates LTD., developed the feasibility study using case study precedents, interviews, 
design workshops, consultations and market research to establish a preliminary functional design 
program, two design concepts, total construction and project costs, and associated operating 
budgets, to a Class D level.  

1.0 Executive Summary 
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What We Heard 
At both academic and public 
consultations, support for 
development of the downtown 
campus was high.  

Discussion themes of particular 
concern were: 

• ensuring that the most suitable
academic programs were identified
for location or relocation to the site,
and that these programs had an
orientation to community
engagement

• making sure that there was a
workable parking and transportation
strategy for the site, including means
for safe and efficient transportation
between the two campus locations

• confirming that the right mix, type
and volume of residential units were
incorporated into any development
plans, especially when it came to
student and senior populations

Participants were open to alternative strategies such as transportation shuttles, public bike sharing, 
car share co-op and “valet” style parking to surface lots in the downtown area. A new child care 
centre had significant support, as did the concept of a flex-use black box theatre for BU shared with 
other organizations. The academic community showed significant interest in conference facilities.   
Concerns about adding commercial space to the downtown were also raised, given current 
commercial vacancy rates in Brandon’s downtown, with particular concern and focus regarding the 
Town Centre Mall, given its proximity to the proposed development site. 

1.0 (cont’d) 
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Site Analysis 
The site size, elevation and location present a number of significant cost factors for the 
development which were assessed to be $4.8-9M (variable by concept and phasing). For the 
purposes of the study, completion of all site services and re-routing of utilities (hydro/gas/
telephone) have been included to align with the vision for an integrated mixed use development. 
The existing underground bowling alley creates issues for structural tolerances and lateral loading. 
Demolition, with required shoring, will be required to establish a geotechnical stable platform. 
Sheet pile shoring is the proposed methodology to manage site instability, particularly in the south 
west corner.  

Site services include: 
• Demolition of the bowling alley/parkade structure;
• Re-routing of natural gas line and associated easement along 9th
Ave;
• Re-routing of fibre optic communications trunk currently
travelling along existing laneway;
• Re-routing of overhead electrical service currently occupying
space above existing laneway;
• Storm and Sewer drainage network complete with
considerations for future/sequential phases;
• Plaza and landscaping components;
• Final connections to central transit/transportation HUB on site
• Installation of infrastructure network

The site concepts developed for the study contemplate two different approaches to site 
development. Concept A establishes an east-west prominent massing while concept B emphasizes a 
north-south axis. Both concepts had support in the consultation sessions with no clear preference. 
Questions and concerns for the massing options were focused on accessible and easy access to the 
front vestibule of the residential development, functional drop-off and play space for the child care 
centre and sufficient loading and parking areas for the commercial development.  

1.0 (cont’d) 
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Functional Plan and Parking 
The functional space plan is for roughly 176,000 - 220,000 square feet (variable by design concept 
and phasing). It will include 120-28 apartments (approximately 55% of the total development) 
intended for a mix of incomes and tenant demographics. Apartments will be available for 
independent senior living, BU students and student families on a 1/3, 1/3, 1/3 basis.  Approximately 
1/3 of the apartments will be offered at Manitoba Affordable Housing rental rents.  

A childcare centre of approximately 5000 square feet (3% of the development) will be provided for 
student families and the community. Classrooms, offices and a flex-use black box theatre for Brandon 
University and community partners will comprise about 28-31% of the total development. 
Commercial retail space, which contemplates a medical tenant with associated retail, as well as 
restaurants and shopping is anticipated for 9-11% of the total development area.  

Between 18-22 grade level permanent parking spaces and required loading zones are included and 
48-50 additional surface parking stalls along Princess Ave. are contemplated for Phase 1 development
(exact number of stalls vary according to design concept).  While interest in structured/underground
parking was expressed, structured parking was excluded from the functional plan to the significant
construction and development costs (detailed below).

The preliminary functional space program was influenced by early campus consultations and has a 
strong focus on art and theatre. Feedback at the final public and academic meetings raised interest 
for the exploration of the cost and potential benefit of locating science facilities at the downtown 
campus, i.e. to reduce the perceptions and/or realties of competing campus development and 
fundraising pressures. Given the complexity of science facility programming and a lack of 
understanding of needs – further exploration could be explored in the next stage of work, i.e. 
provided that there is sufficient support from affected academic stakeholders and it meets BU’s 
overall institutional development objectives.  

1.0 (cont’d) 
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Design 
The study includes two concepts for this pre-design stage of feasibility. Pre-design is used to establish 
a preliminary functional space program for a given site with associated massing concepts, an 
understanding of technical requirements (such as demolition and site services) and a high-level 
budget. While schematic floor plans are established, they are conceptual only and intended for 
verification of the proposed massing with associated costs. Two concepts were developed for the 
downtown campus site.  

CONCEPT A: 
Concept A is organized with an angled eight-storey residential tower atop a podium containing a 
daycare, commercial space and Brandon University use. A new south-facing civic plaza opens onto 
Princess Avenue and extends the grade elevation of Princess Avenue through the heart of the site, 
connecting program uses with level, universally accessible access.  At the north end of the site, in the 
location of the former Strand Theatre along 10th Street, the Black Box Theatre (phase 1) and 
conference centre (phase 2) sit at the higher plaza level, atop commercial development and a lower 
plaza development at 10th Street grade level.  Phase 2 of development in Concept A is at the corner 
of 10th Street and Princess Avenue, with a five-storey building hosting an art gallery, and Brandon 
University Fine Arts and academic uses.  

1.0 (cont’d) 
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CONCEPT B: 

Concept B is organized with a 12-storey residential tower atop and set back from an academic and 
commercial podium running along 10th Street. The residential tower is oriented east-west and spans 
to the Black Box Theatre at the north-east end of the site, which opens at grade onto 9th Street. The 
daycare is located along 10th Street at the corner of Princess Avenue. A new south-facing civic plaza 
opens onto Princess Avenue and extends the grade elevation of Princess Avenue through the heart of 
the site, connecting program uses with level, universally accessible access. In the location of the 
existing Public Lane, a new, pedestrian lane bisects the site and provides access to commercial, 
residential and theatre uses.  Phase 2 of development in Concept B is at the corner of 9th Street and 
Princess Avenue, with a four-storey building hosting an art gallery, and Brandon University Fine Arts 
and academic uses and a conference centre. It should be noted that the first phase of Concept B 
entails building more academic classroom and office space than the first phase of Concept A and that 
Concept B allows for the possibility of a second residential tower development in phase 2, should 
market demand exist and funding and financing permit.   

1.0 (cont’d) 
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Financial Models 
The total project costs include Class D construction estimates which, by industry standard, are 
assumed be within 20% of the final construction vales. Total project cost values include all soft costs 
such as development, consulting, legal and accounting fees in addition to furnishings, fit-up and other 
applicable expenses. Table 1.0 summarizes the development costs for each project, and include the 
costs of construction plus soft costs, as well as site preparation costs for each site, excluding 
structured parking.     

Table 1.0 

Concept A 
Phase 1 structure Phase 1 site Phase 2 Structure Phase 2 site Total cost 

$ 63,382,957 $4,815,447 $32,023,300 $2,898,410 $103,211,114 

Concept B 
Phase 1 structure Phase 1 site Phase 2 Structure Phase 2 site Total cost 

$66,390,667 $6,838,331 $27,648,256 $2,196,808 $103,074,072 

Site costs do not include development of underground parking or a parkade. As detailed in Table 1.1 
below a single level sub-grade parking area for 81 parking stalls has an assessed cost of $4.0-6.7M 
with two level of sub-grade parking for 194 stalls at $16.1-19.6M, depending on concept and phasing 
(with differences in overlapping site and parkade construction costs, related to shoring, dewatering, 
etc).   

Table 1.1 

Parkade 
Description 

Design Concept Additional Cost to 
Phase 1 (only) 

Additional Cost Phase 
1&2 

1 level  Concept A $  6,666,480 $  5,406,240 
2 levels  $19,618,070 $17,157,590 
1 level Concept B $  4,919,592 $ 4,019, 592 
2 levels $17,972,294 $16,112,294 

1.0 (cont’d) 
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Due to the high cost of developing sub-grade parking, we are recommending alternative strategies to 
resolve parking pressures.  Alternatives to newly-built structured parking include one or more of the 
following:  

• leasing parking stalls from nearby sites (possibly accompanied by an on-site valet-services)
• car sharing
• cycling storage and cycle sharing services
• a campus shuttle service
• or increased city transit services.

Residential rental revenue potential for the building is approximately $143-154k/month, or $1.7-
8M/year (variable by concept - see section 9.0).  Assuming net commercial rents of $14/ft2 for $22-
24k/month and parking and ancillary revenues just under $4k/month, as well as a 2% vacancy 
(approximate to current Brandon market conditions), the operating model related to the residential, 
commercial and daycare spaces for this concept projects an annual income to service operating and 
debt service obligations of $1.9-2.1 million per year (variable by concept - see section 9.0).  

Against this revenue our model projects just over $700k/year in annual operating expenses and 
$1.47-155 million in debt service obligations, for a net income of approximately $154-158k/year, less 
a required 40-43k capital reserve payment (variable by concept - see section 9.0). 

In large measure due to the cost of post-secondary and arts programing (and the limited ability for 
their operations to throw off surplus revenue), as well as the lower residential and commercial 
revenue potential that exists in the Brandon market, a significant gap of $11.6-$14.6 million (variable 
by concept - see section 9.0) remains – excluding site costs and/or structured parking costs (detailed 
above).  

While not insurmountable, the financial model for this concept and phase points either to the need 
for significant fundraising, and/or joint venture or community partnerships related to the residential 
and/or arts programming.  With respect to this, a partnership involving a seniors’ group in an 
affordable, limited equity or multi-stakeholder co-operative housing or, alternatively, in a life-lease 
arrangement has the potential to raise significant equity towards the $7.2-9.8 million capital gap 
associated with housing. For instance, at an average co-op or life lease share of $90k-100k spread 
over 40 units, there is the potential of a $3.6-$4 million contribution towards the project, leaving 
about $3 million to be raised to support affordable/student housing.  A participatory equity 
partnership of this kind could also assist in accessing and/or leveraging additional public or private 
funding.    

1.0 (cont’d) 

12



Site costs in all models and phases have been intentionally excluded from the above capital 
calculations as it is clear that there will need to be a significant public priority placed on supporting 
any project of scale and/or prominence considered on the contemplated site.  For this reason, the 
costs associated with the site require a separate capital fundraising strategy and plan.  Such a plan 
may include the injection of ‘patient’ public dollars, e.g. in the form some combination of grants, 
expanded tax increment financing incentives and/or low-interest, or interest-free loans for an 
extended period of time.  Another approach might involve a restructuring of the ownership model 
related to the site to better reflect exposure and risk, e.g. public ownership to permit publicly-funded 
site improvements, concomitant with a long-term ground lease to BU for nominal consideration and 
future buy-out options.  It should be made clear, that public investments of these kinds are typically 
associated with precinct or city-defining projects, which can only be realized with significant and 
sustained public goodwill, institutional commitment and broad political support. 

While financial modelling for the BU downtown project therefore illustrates that with significant 
fundraising efforts, supportive partnerships and an adequately generous public funding climate, a 
combined residential, childcare, commercial and academic build, with sufficient revenues from 
residential, commercial and academic space rents is feasible, such a conclusion relies on making the 
extraordinary assumption that BU would have success in obtaining support from a number potential 
funding and financing sources, as outlined in this report.  The most challenging aspect of the 
functional program to fund from both a capital and operating perspective are those spaces associated 
with academic, fine arts and gallery spaces. Further work with BU decision makers regarding the 
intent and goals of BU’s further campus development and these goals’ relation to a downtown 
campus project, as well of the institutional energies and resources that would be required to pursue 
this project relative to the efforts that may be spent on other projects, is therefore strongly 
recommended. 

Sources of Funding 
Currently there are a range of funding sources material to this mixed-use development. Most 
significant is the CMHC beneficial mortgage lending rate through the Rental Construction Finance 
Initiative (RCFI). Additionally, CMHC also provides SEED loan financing, an affordable rental 
innovation fund (ARIF) and mortgage loan insurance. Assistance through the Provincial government 
for affordable housing includes operating subsidies, the Rental Housing Construction Tax Credit and 
Rent Geared to Income supplements. Municipal and Provincial Tax Increment Financing Programs are 
also effective tools for leveraging development potential in the financial modelling of a development 
deal. Section 10.0 of this report provides information on these and other funding and financing 
sources matched to a mixed-use development. 

1.0 (cont’d) 
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Governance and Ownership 
Each stage of campus development at BU – whether on the Main or Downtown Campus – will require 
different approaches to governance, administrative and organizational oversight.  While BU is not 
contemplating the establishment of a special development and operating entity, like the University of 
Winnipeg Community Renewal Corporation/UWCRC 2.0, we would recommend that BU’s Board 
contemplate establishing a BU Campus Development sub-committee comprised of its own members, 
as well as invited members of the broader community  who have a particular interest, experience 
and/or expertise in capital development and who are reflective of the demographic character of the 
City of Brandon, to help provide guidance and oversight to BU’s development aspirations and as it 
works towards greater engagement with the university community and community as a whole.   

In the pre-development phase, formation of a BU Board to act as a campus development sub-
committee is recommended. Board composition could include officers in the roles of Chair, Finance 
Chair and Governance Chair and include administration faculty staff and students, and community 
members with a range of knowledge and expertise. The administrative team will report the Board 
sub-committee. Both the sub-committee and the administrative team will report to the Board of 
Governors. 

In the development phase any joint venture partners or community art/cultural partners should be 
included in meetings with the development team (along with appropriate BU academic, operational 
and facilities personnel) and follow the reporting structure of pre-development. 

Once the project is operational, the work of the sub-committee will be complete, but the BU 
administrative team will continue to report up to the Board of Governors on the activities of BU 
downtown development operations, and may also include entities outside the auspices of the 
university itself and include joint venture and/or community partners, and third party property 
management companies. 

Section 11 of this report proposes three different governance and organizational structures, reflective 
of the various stages of the development process and the kinds of oversight, administrative authority 
and expertise that, based on our own experience, could prove useful as BU looks to future university 
capital projects. 

1.0 (cont’d) 
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Recommendations 
1. Assess risk tolerance for project

a. verifying support within university community
b. weigh downtown development aspirations against other campus development priorities and

rank it accordingly
c. evaluate fundraising capacity and potential
d. gauge political and public support

2. Assess scope
a. don’t be afraid to scale down
b. don’t be afraid to take a more incremental approach
c. scale project to win for BU and Downtown Brandon

3. Understand the funding and financing climate and solidify agreements
a. Federally, Provincially, Municipally
b. Foundations
c. Private Donors
d. Private-Sector Investors
e. Not-for-profit investment partners

4. Gather project champions
a. faculty, staff and students
b. City of Brandon

i. Mayor and Council
ii. Planning

iii. Economic Development
c. Brandon Downtown Development Corporation (BDDC)
d. Servants of Services

5. Identify, engage and solidify partnerships
a. Community partners, including seniors’ housing groups,  Arts Organizations, and newcomer-

serving agencies and organizations
b. Commercial
c. Other post-secondary institutions

6. Refine functional plan
a. ensure the right departments and faculties are engaged, before proceeding
b. explore science facilities for potential Phase 2 development

7. Hire a development team
a. to assist in planning, including refining scale, cost and sources of funding and financing
b. to manage the integrated design team
c. to assist in the execution of the project

1.0 (cont’d) 
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Next Steps 
• Engage public officials in various orders of government, and assess political support and

financial climate

• Working with the BDDC and City, follow the recommendations of the campus master plan to
improve the active transportation network along Princess Avenue

• Working with the BDDC and City, improve lighting and wayfinding signage between the main
campus and downtown campus as directed in the master plan

• Working with the Brandon Downtown Development Corporation (BDDC) and City of Brandon,
develop a parking strategy (including possible shuttle service) that meets needs of the
development without overburdening the project with excessive costs to develop new parking
spaces in the downtown

• Continue collaboration with Servants of Service and begin exploration of possible ownership
models for seniors’ rental apartment housing which may include a joint venture agreement

• Pursue further planning regarding Continuing Education programming

• Explore program partnerships with Assiniboine Community College

• Continue to engage Community and Arts partners as you work towards the development and
to activate the site in the interim

1.0 (cont’d) 
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2.0 History of the Project 

In December 2016, Brandon University was gifted the Strand Theatre for $1 by Landmark Cinema. 
This was the first parcel of land acquired for development of a downtown campus hub and through 
this generous corporate donation, Brandon University alumnus and Landmark Cinemas CEO Neil 
Campbell endorsed the vision of a downtown campus extension as a catalyst for growth in downtown 
Brandon. 

Working in partnership with the Brandon Downtown Development Corporation (BDDC), Brandon 
University was then able to acquire properties at 136 and 144 9th street, 901 Princess Avenue, 156 9th 
street as well as 137 and 149 10th Street. Support from the City of Brandon to assemble the 70,000 
square foot parcel of land was critical. The cooperation of landowners, the BDDC and City was 
essential to establish the Brandon University downtown development lands. 

Partnerships and public engagement are also integral components that define the history of BU’s 
downtown development ambition. Support from the Servants of Service, a seniors housing group, 
helped identify housing needs and define housing goals for the downtown campus to include an 
intergenerational mix of residents. The Servants of Service remain engaged as key stakeholders in the 
feasibility planning for the site.  

Communication with the public began in March 2017 and has taken the form of meetings, 
presentations and website informational updates. Continued engagement regarding next steps for 
the downtown campus site are anticipated with both academic and public stakeholders going 
forward. 

In June 2017 Brandon University hired UWCRC 2.0 Inc. to explore the feasibility of developing a mixed 
use concept on the assembled lands. A team of consultants was hired which included Prairie 
Architects with Landmark Planning, Manshield Construction and market research by BW Ferguson & 
Associates Ltd.  UWCRC 2.0 led a series of workshops, interviews, academic and public sessions 
informed by investigation of the site and conceptual development opportunities.  

The feasibility study, along with a series of recommendations, was presented to the Brandon 
University Board of Governors on March 17, 2018.

2.0 Project History  
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3.0 Understanding of the Vision 

Development of the downtown campus site is more than academic expansion, it is intended to invite, 
engage and support increased community participation with Brandon University. The vision for a 
campus engaged with community is built on partnerships and collaboration. This dynamic mixed-use 
hub led by Brandon University will require support and partnerships with the City, Downtown 
Development Corporation, government, businesses, other academic institutions and community 
groups to succeed. The downtown campus will be a catalyst for change with the addition of over 100 
apartment units intended for a demographic mix of students, families, and seniors.  

Increasing the downtown neighbourhood population will create economic opportunity for services 
and amenities which may include medical offices, childcare, restaurants, a performance venue and 
retail in addition to academic spaces. With residential, academic and commercial use, the goal is to 
create a 24/7 campus destination where people can live, learn, work and play.  

Development concepts are guided by the four pillars of sustainability:  environmental, social, 
economic and cultural. 

The vision builds on the work of the Campus Master Plan including these short-term priority 
recommendations: 

• Collaborate with the City to implement streetscape enhancements along Princess, Lorne,
and Louise Avenues such as street tree planting and sidewalk improvements to create
walkable, attractive, and pedestrian friendly circulation routes between the Main Campus,
the Downtown Campus, and the Fleming School site.

• Implement wayfinding signage at the Main Campus and downtown intersections to guide
students and users back and forth between properties.

• Provide a University shuttle service between properties.

• Collaborate with the City to organize programming and special events along the
connecting streets in order to bring an awareness of the wayfinding and connectivity
between the downtown and the main campus.

• Collaborate with the City to implement BU/City of Brandon banners along Princess Avenue
to enhance wayfinding and the visible connectivity between the properties.

3.0 Project Vision  
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4.0 SCOPE OF WORK AND METHODOLOGY 

4.1 Contract for Services 

In June 2017, UWCRC 2.0 Inc. was hired to provide a pre-development feasibility study of the 
downtown campus lands located between 9th and 10th street bordered by Princess Avenue for 
Brandon University. The UWCRC 2.0 is a not-for-profit developer mandated to work with community 
groups, First Nations and academic institutions (other than the University of Winnipeg). At the 
University of Winnipeg, UWCRC 2.0’s associated company, the University of Winnipeg Community 
Renewal Corporation (UWCRC) has developed over $250M in capital projects, significantly re-shaping 
UWinnipeg’s downtown campus and Selkirk Avenue operations through meaningful collaboration 
with community and development of social enterprise. 

4.2 Methodology 

Seven methods were used to compile this feasibility study:  case study precedents, consultation 
workshops, interviews, technical site analysis, housing market study and an integrated design process 
(IDP) to align a vision with concepts and cost. The IDP included development of a functional space 
program, massing, design concepts and high-level cost estimates.  

The outcomes of this pre-design work include a preliminary functional space program, design 
concepts and costs for a downtown campus development. Implementing this process required the 
formation of a multi-disciplinary pre-development team of professionals led by UWCRC 2.0 for 
project management, recommendations on governance structure and ownership, and assessment of 
capital and operational financial viability. In addition to UWCRC2.0, the pre-development team 
included: 

• Prairie Architects Inc. (with Landmark Planning and Design Inc.) for urban design and site
assessment, functional programming and conceptual design;

• Manshield Construction for constructability and costing expertise; and
• BW Ferguson & Associated Ltd. for residential and commercial market research.

4.0 Scope and Methodology 
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Consultation with stakeholders is an important aspect of an Integrated Pre-Design Process. As such, a 
collaborative project group was engaged with representation from Brandon University, Servants of 
Service, City of Brandon and Brandon Downtown Development Corporation. Meetings with the 
collaborative project group were conducted early on in the process and were followed by expanded 
consultations with the academic campus community. Additionally, thirteen meetings with BU 
executive, six interviews, six campus information sessions, one public session and one session with 
City Council were held to gain an understanding of the collective vision and preferences of 
stakeholders and to table and discuss an analysis of existing conditions, best practice examples of 
similar development, functional programming and conceptual design options. 

Early inclusive involvement enabled participants in the Integrated Pre-Design Process to develop an 
understanding of the vision for the potential development and the specific desired goals. 
Deliverables of the feasibility study include: 

4.0 (cont’d) 
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• review precedents for mixed-use projects that include a combination of student/seniors
housing, academic, cultural and commercial uses and that considers economic viability,
affordability, environmental sustainability and urban design in a renaissance district;

• facilitated conversations with a broad range of internal and external stakeholders;

• facilitated  two open consultations (one to take place at BU’s campus and another in
Downtown Brandon);

• provided a site analysis,
including consultation with the
local area planner and review
of the downtown zoning by-
laws;

• provided a pre-development
conceptual functional plan and
preliminary building massing
and schematic design;

• provided project development
plan including a site plan with
phasing options

• provided an estimated cost
projection, including a
preliminary set of development
and operating financials for the
project;

• provided a governance review
with recommendations

• identified possible project
funding sources; and

• prepared a pre-development
report, incorporating the
outcomes of the above
activities, to guide subsequent
phases of work.
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4.3 Downtown Feasibility Study in a Campus Master Plan Context 

The Brandon University Campus Master Plan, 
approved by the Board of Governors in June 
2017, provides an ambitious thirty year 
framework to create a vibrant “community-
oriented” district with strong pedestrian, 
cycling and transit connections to the 
downtown campus lands and the established 
City cycling corridor. The downtown campus is 
identified as a growth initiative intended to 
foster new academic, social, cultural, and 
community engagement opportunities, and 
help catalyze downtown revitalization.  The 
plan also outlines strategic partnerships to 
strengthen BU’s community presence with 
mixed-use development intentionally designed 
to engage with “neighbourhood, city and 
region” which includes enhancing transit 
options and prioritizing pedestrian movement. 
The plan is explicit about developing housing 
supply off campus for students, families and 
seniors.  

Nine campus gateways are identified in the 
plan. The Princess Avenue gateway is 
described as the “forecasted face of the 
university” (pg. 83) with emphasis on the need 
for supporting infrastructure including lighting 

and the development of an active 
transportation corridor to help support the 
goals of campus as a “car free zone.” 
Prioritization of campus district walkability 
throughout the Master Plan assumes that 
current surface parking lots on campus will 
eventually be replaced by parking structures 
and cycling infrastructure. The downtown 
campus is characterized as a short ten minute 
walk from main campus in a slower traffic zone 
identified in the planning “movement 
framework.” The feasibility study is informed by 
the intention in the Master Plan to reduce car 
use on campus and enhance connections to the 
surrounding neighbourhood through 
partnerships with the City and local planning 
authority to develop the necessary 
infrastructure including improvements to street 
lighting, way-finding, transit improvements and 
an extended cycling corridor.  

4.0 (cont’d) 

“Position Brandon University, including the main 
campus and the downtown campus, as a hub of 

activity and catalyst for positive change in 
Brandon.”    (Campus Master Plan, pg. 24). 
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4.4  Housing and Commercial Development Market Study 

The housing and commercial real estate market study was conducted by BW Ferguson in October 
2017. The study examined the following market sectors: 

• general rental
• seniors rental
• student rental
• immigrant rental
• market and affordable housing
• commercial

Findings of the study confirm that 210 – 415 
total rental housing units will be required in 
Brandon by 2022 with an anticipated 82 – 115 
units required per year. The study revealed that 
the highest need for housing is in the sector of 
low-income housing for seniors with an 
identified need of 50 subsidized seniors units 
with rents ranging from $535 - $585 monthly; 
meeting this rental threshold is strongly 
recommended.  It should be noted that 
regulated Manitoba affordable rents for 
Brandon are currently $539/mth for a studio 
(bachelor) unit, $727/mth for a one bedroom 
unit and $941/mth for a two bedroom unit.  A 
studio and shared two bedroom Manitoba 
affordable apartment would therefore fall 
within this range (see Section 9, Schedules 7 
and 18).  The study suggests that market rate 
rental housing for seniors in the downtown 
location is “nil”.  The postulation is that with 
sufficient choice, seniors who can afford to live  

in a suburban location will choose to do so.  It is 
UWCRC’s feeling that a downtown BU 
residential program would be able to attract a 
number of seniors into market, and perhaps, 
even premium suites.   

The majority of students renting 
accommodation will travel more than 50kms 
from Brandon (regionally) and include 
international students.   The study suggested 
that 9-14 new student apartments per year will 
be required 2018 - 2022. Typically a monthly 
rent threshold for students is $400 - $500.  It 
should be noted students can pay over $600, 
plus a meal plan for existing BU student 
housing.  Students have an exhibited 
willingness to share apartments with one or 
more roommates, for this reason small three 
bedroom units will best serve this demographic. 
The property management experience of 
UWCRC with the Downtown  

4.0 (cont’d) 
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Housing Commons is that 
international students will 
often pool resources to 
access two and three 
bedroom premium units 
within a development. Even 
at the upper end of rental 
rates, student would be in a 
position to access shared 
two and three bedroom 
units in the BU downtown 
development. Studio and, perhaps even one 
bedroom affordable units, will be also feasible 
for single-occupancy student tenants according 
to our financial model (see Section 9, Schedules 
7 and 18). 

An opportunity not captured by the vision of 
the program is for market rate housing for 
newcomers. The highest identified demand in 
the study is 88 units of apartment housing per 
year for immigrants. New immigrants seek 
larger apartments with two or three bedrooms 
in order to meet the needs of a family while 
sub-letting an additional bedroom for an 

extended family or community member 
to subsidize rent. Most newcomers also 
have access to rent-assist which functions 
as a portable housing benefit. The study 
identifies two-bedroom and three-bedroom 
units as optimal if targeting newcomer 
families. While the concept of the 
development is an intergenerational mix 
of students and seniors, expanding and 
targeting the market offering to other 
demographics, particularly newcomer 
students and student families is 
recommended, and has been factored into 
the suite allocation in our models.  

4.0 (cont’d) 

The relationship between the Campus and community can be 
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mutually beneficial. Because of its  location in the heart of a 
residential community, the University has the potential to provide 

additional services and amenities such as seniors housing on 
adjacent campus properties, student housing on campus, 

commercial and cultural uses, and a diversity of open spaces. All 
of these services and uses can increase the amenity base for the 

area and enhance relationships with the community. 
(Campus Master Plan p. 20) 



5.0 What We Heard 

Support for development of the downtown site was positive and consistent throughout stakeholder 
sessions. The functional program, developed in consultation with the steering committee, proposed 
five categories of space allocation on the 70,000 ft2 site. Brandon University will occupy or 
collaboratively use space within four of the five categories. 

Residential 
A mix of 120 affordable and market rent 
apartments for students, student families and 
seniors. 

The mixed-income intergenerational 
apartment concept had support from people 
who attended the information sessions.   
Feedback for an intergenerational mix of 
students and seniors within one apartment 
building had positive feedback with some 
concerns for compatibility.  Stakeholders with 
experience meeting student housing needs 
identified that some parents may have 
concerns with the off-campus location. 
Student housing within this development will 
be intended for students seeking an 
independent living atmosphere and a different 
experience than dormitory housing can 
provide. 

Ensuring an accessible entry vestibule is 
provided within proximity to a drop-off and 
pick-up zone will be important for a 
development with limited parking. Enhancing 
the transit stop locations with weather-
protected shelter for the residents will be an 
important aspect of site development in 
collaboration with the City of Brandon. 
Providing sufficient parking for market-rent 

apartments should be explored as the project 
moves forward. 

Participants did question the level of density 
and would support more apartments on the 
site. While people were generally not 
concerned about the residential tower height, 
there was interest in understanding the 
shadow impacts of each massing concept. 
Climate and micro climate were raised as 
issues for the site – particularly management 
of wind.  

Balconies, stroller storage and a fitness area 
were suggested for the apartments. 

5.0 What We Heard 
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Academic 
Classrooms, offices, student support, flex-use 
black box theatre 

Ensuring the BU identity and connection to the 
main campus remains prominent in the 
development plan was a priority for many 
academic stakeholders. Concerns for 
transportation between main campus and the 
downtown campus were expressed. Changing 
prevalent perceptions about the distance of 
the downtown campus from main campus will 
require a series of intentional communications 
with students, faculty and community. The 
time to walk across campus from the Glen P 
Sutherland Gallery of Art to the Health Studies 
complex is approximately 750 meters or a 10 
minute walk. The time to walk from main 
campus to the downtown campus is 
approximately 1 km or a 13 minute walk.   

Feedback was consistent with 
recommendations in the Campus Master Plan 
to work with the City of Brandon to increase 
street lighting between campus and 
downtown, improve way finding, further 
extend the active transportation network and 
explore the possibility of a shuttle service 
between the two campus locations. 

Commercial 
Economic development opportunity 

Participants had concerns regarding the high 
vacancy rate in downtown and The Town 
Centre specifically. Ensuring commitments and 
synergies with commercial tenants prior to 
overdeveloping commercial retail space was a 
consistent concern.  

Participants suggested the following business 
ideas for the development: micro-brewery,  

convenience store, medical/dental services, 
pharmacy, restaurant/bar, unique boutique 
shopping options, “high end” breakfast 
restaurant/café,  on-site ATM, fitness use for 
residents, and a game centred-eatery like 
“Across the Board” in Winnipeg’s exchange 
district. 

Access to groceries and pharmacy were raised 
at several of the presentations. Although there 
is a large grocery store within 9 minutes 
walking distance, some participants thought 
groceries were located too far from the 
downtown campus. Options for shuttle service 
and grocery delivery were positively received. 

Childcare 
40 childcare spaces for student families and 
community 

A new childcare centre had significant support 
as part of the functional space program. 
Careful resolution of the exterior play area was 
an item of discussion for multiple stakeholders 
with respect to safety and visibility of the 
children adjacent to a public plaza. Ensuring a 
highly functional drop-off area for both the 
daycare and the residential tower emerged as 
important feedback.  

5.0 (cont’d) 
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Black Box Theatre 
300 seat flex-use space programmed in part 
by the faculties of music and theatre. 

Participants identified the Brandon Folk 
Festival, Manitoba Music, Brandon Festival of 
the Arts and, the BU School of Music and BU 
Theatre program as potential programming 
partners for a 300 seat theatre. The Evans 
Theatre on campus is well used, but is not 
physically accessible for students in the 
program or appropriately accessible for 
audience members with mobility needs. A 
flexible use venue had significant support. 

Plaza 

Stakeholders supported an approach to the 
plaza that would incorporate public art, wind 
protection, good lighting and accessibility. 

Access to weather protected public transit 
shelter was suggested. 

Concerns regarding the adjacency of the child 
care centre play space to the plaza were 
raised.

5.0 (cont’d) 
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Conference Centre 

Participants communicated that maximizing 
views of the river valley would be optimal for a 
conference centre. While basic food services 
are necessary and integral to any conference 
centre, people also suggested that if there is a 
conference centre and theatre, a fine dining 
option would be nice to have.  

Parking 

Feedback was balanced between concerns for 
lack of parking in the development and an 
understanding that enough parking exists, but 
a parking strategy to use the existing parking 
better is required to meet needs of 
development. Car share and bike share 
concepts had support. 

Concept feedback:  A or B 

Concept A was described as modern looking 
with more visual interest. Participants felt A 
was more open and inviting with better 
exterior space for the childcare centre. 
Accessibility in option A was raised as a 
concern as the entrances are further set back 
from Princess Ave. and may present issues for 
seniors and persons with mobility issues. The 

arts precinct concept was perceived to be 
emphasized in this concept in a positive way. 

Concept B was described as more monolithic 
but with a strong approach to development of 
the storefronts along 10th. People felt that the 
adjacency of theatre and Art Gallery to Town 
Centre parking would be ideal. 

5.0 (cont’d) 
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6.0 Site Analysis 

The downtown campus lands are located in the heart of the City of Brandon in proximity to civic, 
services, recreational and retail amenities. Development of the site provides an opportunity to 
increase residential density and demographic diversity required for sustainable economic 
development in the downtown. The site is directly adjacent to The Town Centre, which includes a 
year-round Farmer’s Market, Art Gallery of South Western Manitoba and the City Library.  

With densification, parking emerges as a theme of concern. The parking context for downtown 
includes both structured and surface parking. The Town Centre has 507 structured parking stalls, 
while the downtown district includes 6.1 hectares of surface parking lots in addition to metered 
street parking. There are approximately 3,660 parking spaces in the downtown district with several 
unimproved City parking lots in proximity to the site. An effective parking strategy for the site will 
require collaboration with the Brandon Downtown Development Corporation and the City of 
Brandon.  

The Brandon University Downtown Development is located between 9th and 10th Streets, north of 
Princess Avenue and south of Rosser Avenue and is located within a 13 minute walk to the Brandon 
University, a 9 minute walk to Superstore and a 2 minute walk to the YMCA. Comparatively, it is a 10 
minute walk across campus from the BU Health Studies Complex to the BU Glen P. Sutherland Gallery 
of Art.  

The parcel is comprised of 7 separately titled lots; 123, 137, and 149 along 10th avenue, 136, 144, 
and 156 along 9th avenue, and 901 along Princess Avenue totalling approximately 73,160 square feet 
(1.68 acres) of developable land. The lot is bisected north-south by an existing public lane which 
contains underground natural gas service lines and above ground power lines and Bell/MTS 
communication lines running.  

The parcel is 256 feet wide and 325 feet long along 10th and 250 feet long along 9th with the 
property sloping down from Princess toward Rosser approximately 16’ feet. The parcels are for the 
most part open brownfield sites, open green space, and gravel and asphalt parking with the 
exception of two; the Strand Theatre (circa 1916) located on 123 - 10th Avenue and a parking 
structure with moth-balled commercial space below located at 149 -10th Avenue.  

The parcel is identified in the City of Brandon’s “The Downtown HUB: A Place For People, The HUB 
Secondary Plan Appendix A of By-Law No. 7010”, February 2012 as being within the Entertainment 
and Shopping character area with Heritage Streetscapes abutting the site along 10th and along the 
north-south public lane. The parcel is also adjacent to the Active Transportation Connection on 9th 
Street as well as a Pedestrian HUB on Rosser Avenue. It is also identified as Phase 1 of 4 phases and 
as an Area of Focus according the phasing map found in The Downtown HUB: A Place For People. 

6.0 Site analysis 
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7.0 Functional Plan 

Functional Space Programming is a process used by design professionals to understand the Owner’s 
Project Requirements (OPR) for the uses and users of a building. At this stage of work, understanding 
vision and aligning needs with a pre-design concept is an early step in project planning. The functional 
program explores desired activities and goals for the development along with technical requirements 
and massing opportunities. It is integral when establishing a development’s spatial requirements (size 
and scope), functional relationships and adjacencies, design efficiency and overall conceptual 
planning. 

For the pre-development phase, the following tasks were conducted to initiate a Functional Space 
Program: 

• Ten planning meetings with the Brandon University executive team
• Six interviews with key stakeholders
• One meeting with the Dean’s Council
• One meeting with the City of Brandon Mayor and Council
• Two meetings with the collaborative project group
• Five academic consultation sessions
• One public consultation at City Hall
• Existing building and site tours of Brandon University
• Tour of The Town Centre and Art Gallery of South Western Manitoba
• Commissioning and review of the BW Ferguson Housing and Commercial Market Study

(2017)
• Review of Level G Associates Parking Study (2012)

The pre-development team drafted a Functional Space Program for approximately 165,000 – 
175,000 square feet (variable by concept). The space plan includes the following categories: 

• Residential (47%)
• Public Assembly Space (8%)
• Commercial (11%)
• Daycare (2%)
• Brandon University Classrooms/Academic (7%)
• Fine Arts & Student Art Gallery (15%)
• Parking (4%)
• Building Services (6%)

7.0 Functional Plan 
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The overall allocation of functional space indicates an approximate split of 40% for Brandon 
University programming and 60% for community and public programming, with the following 
breakdown: 

• Residential 1/3Brandon University, 1/3 independent living for seniors and 1/3 general market
• Public Assembly Space (70% Brandon University / 30% Community)
• Commercial (10% Brandon University / 90% Community)
• Daycare (25% BU and 75% Community)
• Brandon University Classrooms/Academic (100% Brandon University)
• Fine Arts & Student Art Gallery (16% Brandon University / 22% Art Gallery / 62% Shared)
• Parking (25% Brandon University / 75% Community)
• Building Services (40% Brandon University / 60% Community)

The functional program will require refinement as the development moves forward. Viability of the 
program will need to be tested to ensure required partnerships or joint venture opportunities 
support program area sizes, amenities and location on the site. In pre-design, the functional 
program seeks to assess buy-in or barriers for a development. Once the decision is made to move 
the project forward, verification of intended uses will need to be evaluated in tandem with funding 
sources and potential partnership commitments.  

7.0 (cont’d) 
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8. 0 Design

Establishing the values, characteristics and vision for the development is at the core of pre-design. 
Pre-design is used to establish a preliminary functional space program for a given site with associated 
massing concepts, an understanding of technical requirements (such as demolition and site services) 
and a high-level budget. 

While schematic floor plans are established, they are conceptual only and intended for verification of 
the proposed massing with associated costs. The study includes two concepts for this pre-design 
stage of feasibility. 

Pre-design contemplates the planning context as well as existing area plans and by-laws that will 
shape the development through the requirements of the authority having jurisdiction. In “The 
Downtown HUB: The Place For People, The HUB Secondary Plan Appendix A of By-Law No. 7010”, 
prepared by the City of Brandon Planning Department, February 2012, there are a number of core 
values and resulting organizing themes identified to organize action in The HUB. Relying on these 
values and organizing themes, the Pre-Development Team envisaged the following guiding principles 
to steer the initial conceptual thinking: 

1. Focus on the three core values in Brandon’s “A Vision for Downtown”: Diversity,
Uniqueness and Character

2. People on Display: Encourage a pedestrian first environment with street-level  activity
3. Mixed-Use Development: celebrate diversity in both experience and people.
4. Pedestrian-Friendly: improve integration of vehicle traffic with active  transportation

methods to allow foot and bike traffic to flourish.
5. Active and Engaged Merchants: allow for an active and thriving merchant  community

to give people reasons to live, work and play downtown encouraging active street
fronts on all sides of development.

6. Life After Dark: daytime only uses, such as professional offices, should be  located on
upper floors or in peripheral areas to support merchants and uses  that stay open late
being accessible to an active resident community.

7. Building Blocks: leverage the beauty and character of the surrounding historic
building stock.

8. Sustainable and Resilient Development: a holistic approach to social, economic  and
environmental sustainability with a focus on passive strategies.

9. Site Permeability and Connection: Focus on good urban design principles encouraging
connection to existing greenspace, promoting non-resident pedestrian and other
active transportation through site.

8.0 Design 
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Based on an assessment of the existing site conditions and parameters, it was initially determined 
that one of the largest governing factors would be the existing public lane, running north-south 
through the site, which contains underground natural gas service and above-ground power and 
communication services. As such, initial concept development focussed on three different 
approaches to dealing with the public lane in developing the site:  

1. The full site open and clear for development, assuming that both the underground and
overhead services would be relocated.

2. The full site available for development but maintaining a clearance of 20 feet over the
public lane, assuming that the overhead services would be relocated but the underground
services would remain in place and require future service access.

3. Development of the site in two complimentary parts, assuming that both the underground
and overhead services must remain in place.

Following the development of these early concept approaches, it was determined through 
conversations with the City of Brandon and Manitoba Hydro that it would be feasible to relocate 
services within an underground easement running east along Princess Avenue, north along 10th Street 
and connecting back to the existing Public Lane west along the creation of a new Public Lane (see 
below proposed re-routing shown in blue). 

8.0 (cont’d) 
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As a result, further development of the conceptual approaches assumed the above and below ground 
services would be rerouted, and the cost of doing so was incorporated into the pricing. Two concepts 
were developed based on this along with input received from the steering committee, interviews 
with Brandon University, and feedback from academic and public consultation. The Concepts were 
each developed with a strategy to phase the development over time, both to aid in the construction 
sequencing and constructability, and to enable Brandon University and community partners’ time to 
confirm program use. 

Initially, site development concepts included development of underground parking either on one or 
two levels. The site elevation has significant grade differential from the southern portion of the site to 
the northern boundary and a very high underground water table which presented significant cost 
factors for the development. A single level sub-grade parking area for 81 parking stalls has an 
assessed cost of $6.7M (Concept A) and $4.9 (Concept B) with two level of sub-grade parking for 194 
stalls at$19.6M (A)  $17.9M (B) in the first phase of development.  Due to the high cost of developing 
sub-grade parking are recommending alternative strategies to resolve parking pressures. 

CONCEPT A: 

Concept A is organized with an angled eight-storey residential tower atop a podium containing a 
daycare, commercial space and Brandon University use. A new south-facing civic plaza opens onto 
Princess Avenue and extends the grade elevation of Princess Avenue through the heart of the site, 
connecting program uses with level, universally accessible access.  At the north end of the site, in the 
location of the former Strand Theatre along 10th Street, the Black Box Theatre (phase 1) and 
conference centre (phase 2) sit at the higher plaza level, atop commercial development and a lower 
plaza development at 10th Street grade level.  Phase 2 of development in Concept A is at the corner 
of 10th Street and Princess Avenue, with a five-storey building hosting an art gallery, and Brandon 
University Fine Arts and academic uses.  

Access to and through the site is provided from each side: 
• North existing public lane connected to the newly created extension to 9th Street:

vehicular access to surface parking and service/loading.
• East along 9th Street: vehicular access to public lane and daycare drop-off as well as

pedestrian access to commercial storefronts and connection to upper plaza and residential
tower entry.

• South along Princess Avenue: pedestrian access to upper civic plaza, with surrounding
commercial, residential, theatre and art gallery entrances.

• West along 10th Street: pedestrian access to commercial storefronts, lower plaza
connecting to upper plaza and residential tower and theatre entry, and frontage of the art
gallery, developed in phase 2.

8.0 (cont’d) 
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CONCEPT B: 

Concept B is organized with a 12-storey residential tower atop and set back from an academic and 
commercial podium running along 10th Street. The residential tower is oriented east-west and spans 
to the Black Box Theatre at the north-east end of the site, which opens at grade onto 9th Street. The 
daycare is located along 10th Street at the corner of Princess Avenue. A new south-facing civic plaza 
opens onto Princess Avenue and extends the grade elevation of Princess Avenue through the heart of 
the site, connecting program uses with level, universally accessible access. In the location of the 
existing Public Lane, a new, pedestrian lane bisects the site and provides access to commercial, 
residential and theatre uses.  Phase 2 of development in Concept B is at the corner of 9th Street and 
Princess Avenue, with a four-storey building hosting an art gallery, and Brandon University Fine Arts 
and academic uses and a conference centre. There is potential for a second residential tower 
development in phase 2, if market demand exists. 

Access to and through the site is provided from each side: 
• North existing public lane connected to the newly created extension to 9th Street:

vehicular access to surface parking and service/loading.
• East along 9th Street: vehicular access to public lane and pedestrian access to the Black

Box Theatre and the phase 2 development of the art gallery and associated uses. There is
also a pedestrian connection to the heart of the site and plaza with residential tower
entry.

• South along Princess Avenue: pedestrian access to upper civic plaza and pedestrian lane,
with surrounding commercial, residential, theatre and art gallery entrances.

• West along 10th Street: pedestrian access to commercial storefronts and Brandon
University uses, residential entry, lower plaza connecting to upper plaza and vehicular
daycare drop-off.

8.0 (cont’d) 
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NEW LANE

UNIV.
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P. LANE

PROF. MEDICAL SERVICES
9400 SF

*STAND ALONE SHOPPERS 
DRUG MART TYP. 17,000 SFLOWER

PLAZA

RAMP
UP

BU
ENTRANCE

CRU #3
2500 SF

BLACKBOX THEATRE
(400 PEOPLE)

7500 SF

1 2 3 4 5 6 7 8 9

123456789

CRU #1
2400 SF

LO
A

D
IN

G

PARKING

ENTRANCE /
FOYER
2500 SF

PHASE 1
PARKING

(48 SPOTS)

B
CONCEPT

LVL 0 -
STREET LEVEL
(LOW END)

400 PERSON THEATRE

COMMERCIAL RETAIL UNITS

PHARMACY / PROF. MED.

ENTRANCE (BU)

RESIDENTIAL

"FRONT DOOR" (BU)
CONCEPT SUMMARY:

LVL AREA (SF)

* AREA OF PARKING NOT INCLUDED

0 23076

1 18856

2 17615

3 8785

164967

Bach.

4 8785

5-14 87850
(8785*10)

UNITS

=

1 Bed

1 Bed + Acc.

2 Bed

2 Bed + Acc.

3 Bed

24

24

12

36

12

12

168Total

* Unit mix is preliminary & simply aims for diversity.

(N.
Bldg)

(S. Bldg)

(N. Bldg)

120

48

* SEE COLOUR-CODED MODEL IMAGES FOR PHASING

Phase 1 Phase 2

-

12254

12903

12652

10146

-

Optional 2nd Tower

(S.
Bldg)

5-10 39300
(6550*6)

47955

39300

Phase 1

Optional

PARKING
Phase 1 Phase 2

66 18
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860 SF

51 CHILDREN CAPACITY
5000 SF

OUTSIDE
PLAY

N
E

W
 L

A
N

E

UPPER
PLAZA

UPPER
PLAZA

P. LANE

RAMP
UP

LOWER
PLAZA

DROP OFF

CLASS #2
860 SF

CLASS #1
860 SF

W/Cs
570 SF

BU
ENTRANCE

"FRONT DOOR"
1100 SF

PROF. MEDICAL SERVICES
1200 SF*

*STAND ALONE SHOPPERS 
DRUG MART TYP. 17,000 SF

GALLERY 1
2760 SF

VAULT
1125 SF

LO
A

D
IN

G

SEATING

RES. LOBBY
390 SF

STORAGE
1000 SF

RECEPTION
470 SF

GIFT SHOP
600 SF

CRU #3 - COFFEE
1300 SF

W/C
620 SF

GALLERY 2
1510 SF

KITCHEN
220 SF

GREEN SPACE

CLASS #4
860 SF

LRG CLASS #2
1200 SF

STAFF
400 SF

CRU #2 (RESTAURANT)
2000 SF

RES.
LOBBY
650 SF

PHASE 2

B
LVL 1

400 PERSON THEATRE

COMMERCIAL RETAIL UNITS

PHARMACY / PROF. MED.

CLASSROOMS (BU)

DAYCARE

RESIDENTIAL

SHARED WASHROOMS

"FRONT DOOR" (BU)

SHARED (BU & ART GALLERY)

ART GALLERY

CONCEPT

CONCEPT SUMMARY:

LVL AREA (SF)

* AREA OF PARKING NOT INCLUDED

0 23076

1 18856

2 17615

3 8785

164967

Bach.

4 8785

5-14 87850
(8785*10)

UNITS

=

1 Bed

1 Bed + Acc.

2 Bed

2 Bed + Acc.

3 Bed

24

24

12

36

12

12

168Total

* Unit mix is preliminary & simply aims for diversity.

(N.
Bldg)

(S. Bldg)

(N. Bldg)

120

48

* SEE COLOUR-CODED MODEL IMAGES FOR PHASING

Phase 1 Phase 2

-

12254

12903

12652

10146

-

Optional 2nd Tower

(S.
Bldg)

5-10 39300
(6550*6)

47955

39300

Phase 1

Optional

PARKING
Phase 1 Phase 2

66 18
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S
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IO

 #
1
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00

 S
F

KILN RM.
950 SF

GLAZE RM.
650 SF

DRY
STOR.
175 SF

CLAY
MIX.

230 SF

W
O

O
D

S
H

O
P

50
0 

S
F

STUDIO #2
1000 SF

STUDIO #3
(PHOTO)
1180 SF

NEW P. LANE

FLEX
SPACE #1

500 SF

O
FF

IC
E

12
5 

S
F

W
/C

s
35

0 
S

F

FLEX
SPACE #2

500 SF

ACADEMIC SPACE
3000 SF

STAFF /
KITCHEN

350 SF

SHARED
BRD RM
460 SF

FLEX
SPACE #2

500 SF

W/Cs
570 SF

LRG CLASS #2
1200 SF

STUDIO #4
880 SF

STUDIO #5
1000 SF

CERAMIC
STUDIO
1950 SF

STORAGE
400 SF

W
/C

s
45

0 
S

F

STUDIO #3
670 SF

STORAGE
550 SF

CLEAN / PREP
500 SF

STUDENT
ART GALLERY

1550 SF

W/Cs
250 SF

O
FF

IC
E

12
5 

S
F

W/Cs
300 SF

LAUNDRY
430 SF

FITNESS
1000 SF

W/Cs
230 SF

STORAGE

ROOF

ROOF

ROOF

PHASE 2

B
LVL 2

400 PERSON THEATRE

COMMERCIAL RETAIL UNITS

CLASSROOMS (BU)

RESIDENTIAL

SHARED WASHROOMS

"FRONT DOOR" (BU)

FINE ARTS (BU) SHARED (BU & ART GALLERY)

ART GALLERY

BUSINESS
INCUBATOR

CONCEPT

CONCEPT SUMMARY:

LVL AREA (SF)

* AREA OF PARKING NOT INCLUDED

0 23076

1 18856

2 17615

3 8785

164967

Bach.

4 8785

5-14 87850
(8785*10)

UNITS

=

1 Bed

1 Bed + Acc.

2 Bed

2 Bed + Acc.

3 Bed

24

24

12

36

12

12

168Total

* Unit mix is preliminary & simply aims for diversity.

(N.
Bldg)

(S. Bldg)

(N. Bldg)

120

48

* SEE COLOUR-CODED MODEL IMAGES FOR PHASING

Phase 1 Phase 2

-

12254

12903

12652

10146

-

Optional 2nd Tower

(S.
Bldg)

5-10 39300
(6550*6)

47955

39300

Phase 1

Optional

PARKING
Phase 1 Phase 2

66 18
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S
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STUDIO #2
1000 SF

W/Cs
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W
/C

s
45

0 
S

F

OFFICE
125 SF

OFFICE
125 SF

BOARDROOM
(30 PERSON)

900 SF

O
FF

IC
E

12
5 

S
F

STUDIO #1
1000 SF

STUDIO #2
1290 SF

ROOF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

OFFICE
125 SF

O
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IC
E
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S
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FF

IC
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12
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S
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ROOF

BACH
500 SF 2BD + ACCESS

860 SF

1BD
595 SF

2BD
780 SF

2BD
780 SF

BACH
560 SF

1BD + ACCESS
655 SF

1BD
655 SF

3BD
990 SF

2BD
780 SF

ROOF

ROOF

R
O

O
F

PHASE 2

B
LVL 3

RESIDENTIAL

SHARED WASHROOMS

FINE ARTS (BU)

SHARED (BU & ART GALLERY)

ART GALLERY

DRAMA OFFICE

BOARDRM / STAFF / KITCHEN

CONCEPT

CONCEPT SUMMARY:

LVL AREA (SF)

* AREA OF PARKING NOT INCLUDED

0 23076

1 18856

2 17615

3 8785

164967

Bach.

4 8785

5-14 87850
(8785*10)

UNITS

=

1 Bed

1 Bed + Acc.

2 Bed

2 Bed + Acc.

3 Bed

24

24

12

36

12

12

168Total

* Unit mix is preliminary & simply aims for diversity.

(N.
Bldg)

(S. Bldg)

(N. Bldg)

120

48

* SEE COLOUR-CODED MODEL IMAGES FOR PHASING

Phase 1 Phase 2

-

12254

12903

12652

10146

-

Optional 2nd Tower

(S.
Bldg)

5-10 39300
(6550*6)

47955

39300

Phase 1

Optional

PARKING
Phase 1 Phase 2

66 18
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STUDENT HOUSING
2 LEVELS = 5 (2bd)  13 (1bd) UNITS

FITNESS
800 SF

WASHROOMS
210 SF

BIKE
STORAGE

670 SF

LAUNDRY
550 SF

ROOF

CONFERENCE CENTRE
PROGRAMS

7200 SF

BACH
500 SF 2BD + ACCESS

860 SF

1BD
595 SF

2BD
780 SF

2BD
780 SF

BACH
560 SF

1BD + ACCESS
655 SF

1BD
655 SF

3BD
990 SF

2BD
780 SF

PHASE 2

B
LVL 4

RESIDENTIAL

SHARED WASHROOMS

CONVENTION CTR

CONCEPT

CONCEPT SUMMARY:

LVL AREA (SF)

* AREA OF PARKING NOT INCLUDED

0 23076

1 18856

2 17615

3 8785

164967

Bach.

4 8785

5-14 87850
(8785*10)

UNITS

=

1 Bed

1 Bed + Acc.

2 Bed

2 Bed + Acc.

3 Bed

24

24

12

36

12

12

168Total

* Unit mix is preliminary & simply aims for diversity.

(N.
Bldg)

(S. Bldg)

(N. Bldg)

120

48

* SEE COLOUR-CODED MODEL IMAGES FOR PHASING

Phase 1 Phase 2

-

12254

12903

12652

10146

-

Optional 2nd Tower

(S.
Bldg)

5-10 39300
(6550*6)

47955

39300

Phase 1

Optional

PARKING
Phase 1 Phase 2

66 18
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9.1  Introduction 
Our financial models for the BU concept are generally reflective of the academic, residential and 
community use aspirations articulated at the BU Downtown information and feedback sessions (for a 
summary of “What we Heard,” see section 5). More specifically, our financial models are based upon 
the articulated functional program reflected in design Concepts A & B (Phases 1 & 2), which have 
been prepared by Prairie Architects, and which have been divided into 2 phases.  The financial 
schedules are organized as follows:

Concept A 
• Projected Area Calculations and Uses

o Phase 1: Areas and Uses (Schedule 1)
o Phase 1&2: Areas and Uses (Schedule 2)

• Development Cost projections
o Phase 1: Construction and Development Costs (Schedule 3)
o Phase 1: Site Construction and Development Costs (Schedule 4)
o Phase 2: Construction and Development Costs (Schedule 5)
o Phase 2: Site Construction and Development Costs (Schedule 6)

• Operating Projections
o Phase 1: Residential, Daycare, Commercial & Parking Rental Projections (Schedule 7)
o Phase 1: Operating projections – BU Academic and Theatre (Schedule 8)
o Phase 2: Operating projections – BU Fine Arts, Gallery and Conference Centre (Schedule 9)

• Capital Plan Assumptions
o Phase 1: Capital Requirements (Schedule 10)
o Phase 2: Capital Requirements (Schedule 11)

Concept B 
• Projected Area Calculations and Uses

o Phase 1: Areas and Uses (Schedule 12)
o Phase 1&2: Areas and Uses (Schedule 13)

• Development Cost projections
o Phase1: Construction and Development Costs (Schedule 14)
o Phase 1: Site Construction and Development Costs (Schedule 15)
o Phase 2: Construction and Development Costs (Schedule 16)
o Phase 2: Site Construction and Development Costs (Schedule 17)

• Operating Projections
o Phase 1: Residential, Daycare, Commercial & Parking Rental Projections (Schedule 18)
o Phase 1: Operating projections – BU Academic and Theatre (Schedule 19)
o Phase 2: Operating projections – BU Fine Arts, Gallery and Conference Centre (Schedule 20)

• Capital Plan Assumptions
o Phase 1: Capital Requirements  (Schedule 21)
o Phase 2: Capital Requirements (Schedule 22)

Structured parking 
o Structured Parking – (Schedule 23)

9.0 Financial Models 
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9.2 Concept A – Financial Model 

Concept A - Projected Area Calculations and Uses 

Phase 1 - Area Calculations and Uses  
Concept A, Phase 1, area calculations and uses are described in Schedule 1, and are summarized 
below: 

• approximately 177,000 ft2 total gross area, including 28 parking stalls at the back of the
building off the lane (Level 0), in addition to 50 surface parking lots (Level 1) on lands to be
used for future development

• 113,000 ft2 (74%) residential featuring
o 128 residential units in studio, one, two and three bedroom configurations (with 1/3 of

the units reserved for BU student use; 1/3 for seniors and 1/3 for the general
community)

o as well as several residential amenity spaces, including a large multipurpose room,
indoor bike storage, fitness facilities, a reading room and a common laundry room, 68
parking stalls

• 20,500 ft2 (14%) of BU educational space featuring
o a flexible “black box” theatre
o 5,000 ft2 of academic space to be demised for classrooms, offices and future use as

conference centre space
o 10 parking stalls

• 14,000 ft2 (9%) commercial space, including designated spaces for a medical clinic and a food
operation

• 5,000 ft2 (3%) of childcare space (additional space has been set aside for an enclosed and
structured play area)

Phase 2 - Area Calculations and Uses 
Concept A, Phase 2 area calculations and uses are described in Schedule 2 and are summarized 
below: 

• Approximately 58,000 ft2 of new BU fine arts, classroom and gallery space, including a vault,
storage and arts production and instructional spaces

• Nearly, 5000 ft2 of conference centre space (converted from Phase 1 classroom and office
space allocations)

• 5,700 ft2 in additional commercial spaces

9.0 (cont’d) 
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BU Downtown - Concept A (Phase 1)
areas and uses
mixed use development
Mar 5.18

A. building area
gross net common efficiency

Lvl 0  (lower commercial plaza & parking)1. 17,709 16,549 1,160 93.4%

Lvl 1 (comm, theatre, daycare, academic & parking)2. 34,183 33,035 1,148 96.6%

Lvl 2  (academic & flex)3. 8,340 6,850 1,490 82.1%

Lvl 3 (residential & amenity)4. 8,340 6,620 1,720 79.4%

Lvl 4 (residential)5. 13,597 11,155 2,442 82.0%

Lvl 5 (residential) 13,597 11,155 2,442 82.0%

Lvl 6-11 (residential) 81,582 66,930 14,652 82.0%

total (residential, academic, commuity & commercial) 177,348 152,294 25,054 85.9%

B. unit mix residential/commercial type 6. # units size area

Lvl 01. medical clinic 1 9,930 9,930
commercial (food service) 1 1,940 1,940

commercial retail units 0 0 0
parking 28 167.1 4,679

sub-total 16,549

Lvl 12. academic 1 4,670 4,670
conference centre (optional) 0 0 0

commercial 1 1,940 1,940
daycare 1 4,970 4,970
theatre 1 3,100 3,100

shared foyer & services 1 3,355 3,355
surface parking 50 300 15,000

residential lobby 1 730 730
sub-total 33,765

main gallery 0 0 0
second gallery 0 0 0
third gallery 0 0 0
flex gallery 0 0 0

gallery storage 0 0 0
washroom 0 0 0

gallery/BU reception 0 0 0
gift shop 0 0 0

shared kitchen 0 0 0
BU Entrance & Commons 0 0 0

sub-total 0

LvL 2 3. academic 1 3,350 3,350
shared boardroom 1 870 870

shared kitchen 1 440 440

Schedule 1

area

(33% MB affordable/68% market split) 
74% residential, incl. 1/3 student housing 

14% BU classrooms, theatre & offices
9% commerical, 3% daycare
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shared washrooms 1 440 440
flex spaces 3 500 1,500

offices 2 125 250
sub-total 6,850

classrooms 0 0 0
academic flex 0 0 0
washrooms 0 0 0
BU Entrance 0 0 0

sub-total 0

LvL 3 4. MPR 1 1,500 1,500
Gym 1 1,380 1,380

reading room 1 1,700 1,700
washroom 1 440 440

bike storage 1 700 700
common laundry 1 900 900

sub-total 6,620

ceramic studio 0 0 0
glaze room 0 0 0

Clay mix 0 0 0
Dry storage 0 0 0
Kiln room 0 0 0
woodshop 0 0 0

studio classrooms 0 0 0
advanced class studio 0 0 0

washrooms 0 0 0
sub-total 0

Lvl 4 5. studioa1 2 430 860
studioa2 1 460 460
studioP 0 460 0
1 beda1 1 595 595
1 beda2 2 595 1,190
1 bedP/A 2 655 1,310
2 beda1 1 780 780
2 beda2 4 780 3,120
2 bedP/A 1 860 860
3 beda1 1 990 990
3 beda2 1 990 990
3 bedP/A 0 990 0

sub-total 16 11,155

studio classrooms 0 0 0
photo studio 0 0 0

clean prep 0 0 0
washrooms 0 0 0

sub-total 0

Lvl 5 studioa1 2 430 860
studioa2 1 460 460
studioP 0 460 0
1 beda1 1 595 595
1 beda2 2 595 1,190
1 bedP/A 2 655 1,310
2 beda1 0 780 0
2 beda2 5 780 3,900
2 bedP/A 1 860 860



3 beda1 1 990 990
3 beda2 1 990 990
3 bedP/A 0 990 0

sub-total 16 11,155

offices 0 0 0
boardroom (30 person) 0 0 0

staff kitchen 0 0 0
washrooms 0 0 0

sub-total 0

Lvl 6-11 studioa1 12 430 5,160
studioa2 5 460 2,300
studioP 1 460 460
1 beda1 6 595 3,570
1 beda2 12 595 7,140
1 bedP/A 12 655 7,860
2 beda1 9 780 7,020
2 beda2 21 780 16,380
2 bedP/A 6 860 5,160
3 beda1 6 990 5,940
3 beda2 4 990 3,960
3 bedP/A 2 990 1,980

sub-total 96 66,930

total / average (net areas) 883 152,294
residential total/average (30% student housing) 128 74.2% 113,016
commercial total 9.1% 13,810
daycare 3.3% 4,970
academic total (excluding student residences) 13.5% 20,498
Art Gallery total 0% 0
total non-residential 25.8% 39,278

# MB affordable units 42 33%
# CMHC modified market units 59 46%
# premium & accessible units 27 21%

notes: 
1 Lvl 0 includes approx. 10,000ft2 of medical clinic space, 2,000ft2 of commercial food services operations and 28 parking stalls.
2. Lvl 1 includes the ground level of Black Box theatre, approx. 2,000ft2 of commercial space, 4700 ft2 of classroom space,  5000 ft2 of

daycare, a shared foyer, as well as 50 surface pkg stalls (and lands for furture development).
3 Lvl 2 features nearly 7,000ft2 of flexible academic space.
4 Lvl 3 includes residential amenity spaces, including MPR, bike storage, gym, reading room and laundry amenities.
5 Lvls 4-11 feature residential units in studio (bachelor), one, two, and three bedroom configurations. Rents range from affordable, 

to and premium, with reserved units for students, seniors, necomer, Indigenous families.  Accessible suites also available. 
6 "a1",  denotes Prov. MB affordable unit; "a2", a CMHC modified rent/maket unit; and, "P/A",  a premium or accessible unit.
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BU Downtown - Concept A (Phase 1 & 2)
areas and uses
mixed use development
Mar 5. 18

A. building area
gross net common efficiency

Lvl 0  (lower commercial plaza & parking)1. 20,500 19,340 1,160 94.3%

Lvl 1 (comm, theatre, daycare & academic)2. 33,651 31,890 1,761 94.8%

Lvl 2  (academic & flex)3. 20,269 16,540 3,729 81.6%

Lvl 3 (residential & amenity)4. 20,681 15,220 5,461 73.6%

Lvl 4 (residential)5. 23,106 18,775 4,331 81.3%

Lvl 5 (residential) 20,837 15,895 4,942 76.3%

Lvl 6-11 (residential) 81,582 66,930 14,652 82.0%

total (residential, academic, commuity & commercial) 220,626 165,250 25,603 74.9%

B. unit mix residential/commercial type 6. # units size area

Lvl 01. medical clinic 1 9,930 9,930
commercial (food service) 1 1,940 1,940

commercial retail units 2 1,215 2,430
parking 24 210 5,040

sub-total 19,340

Lvl 12. academic 0 0 0
conference centre (optional) 1 4,670 4,670

commercial 1 5,240 5,240
daycare 1 4,970 4,970
theatre 1 3,100 3,100

shared foyer & services 1 3,355 3,355
surface parking 0 0 0

residential lobby 1 730 730
sub-total 22,065

main gallery 1 2,300 2,300
second gallery 1 1,450 1,450

third gallery 1 1,400 1,400
flex gallery 1 530 530

gallery storage 1 1,470 1,470
washroom 1 650 650

gallery/BU reception 1 550 550
gift shop 1 640 640

shared kitchen 1 260 260
BU Entrance & Commons 1 1,305 1,305

sub-total 10,555

Lvl 2 3. academic 1 3,350 3,350
shared boardroom 1 870 870

shared kitchen 1 440 440

area

Schedule 2
56% residential, incl. 1/3 student housing 

(33% MB affordable/68% market split) 
28% BU classrooms, theatre & offices

11% commerical, 5% gallery 3% daycare
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shared washrooms 1 440 440
flex spaces 3 500 1,500

office 2 125 250
sub-total 6,850

classrooms 6 1,095 6,570
academic flex 1 720 720
washrooms 2 465 930
BU Entrance 1 1,470 1,470

sub-total 9,690

Lvl 3 4. MPR 1 1,500 1,500
Gym 1 1,380 1,380

reading room 1 1,700 1,700
washroom 1 440 440

bike storage 1 700 700
common laundry 1 900 900

sub-total 6,620

ceramic studio 1 2,000 2,000
glaze room 1 720 720

Clay mix 1 230 230
Dry storage 1 175 175
Kiln room 1 1,590 1,590
woodshop 1 725 725

studio classrooms 2 1,075 2,150
advanced class studio 1 550 550

washrooms 1 460 460
sub-total 8,600

Lvl 4 5. studioa1 2 430 860
studioa2 1 460 460
studioP 0 460 0
1 beda1 1 595 595
1 beda2 2 595 1,190
1 bedP/A 2 655 1,310
2 beda1 1 780 780
2 beda2 4 780 3,120
2 bedP/A 1 860 860
3 beda1 1 990 990
3 beda2 1 990 990
3 bedP/A 0 990 0

sub-total 16 11,155

studio classrooms 5 1,020 5,100
photo studio 1 1,000 1,000

clean prep 1 650 650
washrooms 2 435 870

sub-total 7,620

Lvl 5 studioa1 2 430 860
studioa2 1 460 460
studioP 0 460 0
1 beda1 1 595 595
1 beda2 2 595 1,190
1 bedP/A 2 655 1,310
2 beda1 0 780 0
2 beda2 5 780 3,900
2 bedP/A 1 860 860



3 beda1 1 990 990
3 beda2 1 990 990
3 bedP/A 0 990 0

sub-total 16 11,155

offices 18 125 2,250
boardroom (30 person) 1 900 900

staff kitchen 1 700 700
washrooms 2 445 890

sub-total 4,740

Lvl 6-11 studioa1 12 430 5,160
studioa2 5 460 2,300
studioP 1 460 460
1 beda1 6 595 3,570
1 beda2 12 595 7,140
1 bedP/A 12 655 7,860
2 beda1 9 780 7,020
2 beda2 21 780 16,380
2 bedP/A 6 860 5,160
3 beda1 6 990 5,940
3 beda2 4 990 3,960
3 bedP/A 2 990 1,980

sub-total 96 66,930

total / average 785 179,550
residential total/average (30% student housing) 128 56.0% 100,480
commercial total 10.9% 19,540
daycare 2.8% 4,970
academic total (excluding student residences) 28.3% 50,850
Art Gallery total 4.9% 8,750
total non-residential 46.8% 84,110

# MB affordable units 42 33%
# CMHC modified market units 59 46%
# premium & accessible units 27 21%

notes: 
1 Lvl 0 includes approx. 10,000ft2 of medical clinic space, 2,000ft2 of food services , 2500ft2 of commercial and 24 parking stalls.
2. Lvl 1 includes the ground level of Black Box theatre, approx. 2,000ft2 of commercial space, 4700 ft2 of convention space,

5000 ft2 of daycare, a shared foyer, and approx. 10,500 ft2 ground level gallery and BU fine arts space.  Surface parking eliminated.
3 Lvl 2 features 16,500ft2 of flexible and purpose built academic fine arts program space.
4 Lvl 3 includes residential amenity spaces.  Fine arts & gallery buidling features 8,600 ft2 of shared production and studio spaces. 
5 Lvls 4-5 in fine arts and gallery include additonal 6 studios and 18 offices and a Boardroom. Lvls 4-11 in residential tower feature

residential units in regular or accessible studio (bachelor), one,  two, and three bedroom configurations, across price points.
6 "a1",  denotes Prov.MB affordable unit; "a2", a CMHC modified rent/maket unit; and, "P/A",  a premium or accessible unit.
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Concept A - Development Cost projections  

Phase 1 – Development and Construction Costs   
The estimated development and construction costs for Concept A, Phase 1 are approximately $63.4 
million ($357/ft2), as detailed in Schedule 3, and reflect the following: 

• $50.6 million in construction costs
o $40.8 million for residential, commercial and daycare
o $9.8 million for theatre and other academic spaces

• $6.5 million in development fees, professional design services, legal costs and operating costs
during construction and lease-up

• $0.9 million in FF&E
• $1.7 million in financing fees and interim interest on construction loan
• $2.5 million (5% project contingency)
• $1.3 million in GST.

Phase 1 – Site Costs  
The estimated cost to prepare the site for development is $4.8 million ($27/ft2), reflecting 
approximately $4 million in hard costs and $0.8 million in soft costs, as outlined in Schedule 4, and 
includes the following:  

• $2 million for shoring, dewatering and bowling alley demolition
• $1.2 million in site service relocation and connection (hydro, water/wastewater and

communications)
• $0.8 million in hard and soft landscaping, laneways and loading area reconfiguration,

approaches, etc.
• $.8 million in professional fees, financing fees, project contingency and taxes.

9.0 (cont’d) 
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BU Downtown - Concept A 
Phase 1 Construction and Development Costs
mixed use development
March 5.18

per ft2 total % total
land $0.00 $0 0.00%

construction costs
Phase 1 1. $50,565,218 79.78%

residential 223.25 26,330,552 41.54%
daycare 304.08 1,511,300 2.38%
commercial 225.00 3,107,269 4.90%
parking 15.11 297,410 0.47%
theatre 400.00 2,755,200 4.35%
BU classrooms and offices 237.50 3,320,971 5.24%
mechanical services, common areas, etc.  14.03 2,488,734 3.93%
cash allowances 36.62 6,493,709 10.25%
contingency 13.05 2,315,257 3.65%
fees 10.97 1,944,816 3.07%

Phase 2 -$  
entrances and circulation - - -
conference centre - interior improvements - - -
additional commercial units - - -
shared education spaces - - -
fine arts - - -
gallery - - -
shared fine arts & gallery - - -
mechanical services, common areas, etc.  - - -
cash allowances - - -
contingency - - -
fees - - -
construction total 285.12 2. 50,565,218$       79.78%

development costs
    development fees (6.5%) 18.53 3,286,739 5.19%
    technical consulting fees (5.5%) 3. 15.68 2,781,087 4.39%
    legal and accounting fees 0.99 175,000 0.28%
    operating costs during constr & lease up 4. 1.30 230,000 0.36%
    administration 0.14 25,000 0.04%
total development costs 36.64 6,497,826 10.25%

    marketing costs 5. 0.51 90,000 0.14%
    FF&E 4.36 773,000 1.22%

4.87 863,000 1.36%
finance costs
    CMHC application fees 6. 0.17 29,397 0.05%
    permanent financing fees (waived) 7. 0.00 0 0.00%
    interim interest (3.25%) 8. 9.29 1,647,272 2.60%

9% commerical, 3% daycare

Schedule 3
74% residential, incl. 1/3 student housing 

(33% MB affordable/68% market split) 
14% BU classrooms, theatre & offices



total financing fees 9.45 1,676,669 2.65%

project contingency (5% on constr. Costs) 14.26 2,528,261 3.99%

total costs 350.33 62,130,975 98.02%

  add gst 9. 7.06 1,251,983 1.98%

total costs incl. gst 357.39 $63,382,957 100.00%

BU Downtown - Concept A
Phase 1 Site Construction and Development Costs
March 5.18

construction costs 22.36 3,965,532 82.35%

development costs
    development fees (6.5%) 1.45 257,760 5.35%
    technical consulting fees (5.5%) 1.23 218,104 4.53%
    legal and accounting fees 0.28 50,000 1.04%
    administration 0.06 10,000 0.21%

total development costs 3.02 535,864 11.13%

permanent financing costs (.5%) 10. 0.13 22,507 0.47%

project contingency (5% on constr. Costs) 1.12 198,277 4.12%

  add gst 9. 0.53 93,267 1.94%

total site preparation costs 27.15 4,815,447 100.00%

notes: 
1. Gross building area is approx. 177,000 ft2; net rentable residential is 95,680ft2 at 82% efficient (excl. parking).

The model assumes a 11 storey building, 128 residential units (4th-11th floor), 68 surface and
semi-structured parking stalls.  The building includes 13,810ft2 net commercial space, 4970ft2 net daycare
space, and 17,975ft2 net BU Black Box Theatre, classroom, meeting and office space.

2. Construction costs are est. at $285/ft2 of gross building area, excluding site related construction cost of $22/ft2.
3. Technical Consulting Fees include architectural, engineering & survey costs estimated to be 5.5%

of the construction costs.
4. Operating costs during construction and lease-up (assuming a 9-12 month lease up).
5. Marketing Costs includes leasing staff and marketing materials.
6. CMHC mortgage insurance applic fees assumes $200/unit for fist 100 units + $100/unit thereafter,

plus .3% on the construction costs of commercial space.
7. assumes CMHC insurance premiums waived based on CMHC RCFI financing.
8. Interim Interest assumes a drawdown construction loan covering the construction costs plus

development costs at 3.25% over 21 months.
9. assumes 33% of GST for BU academic and daycare space; 100% GST for commercial space;

and 43% on residential sapce (due to municipal designation for 30% MB affordable suites
and due to 36% NRRP GST rebate).

10. assumes financing fee of 0.5% based BU loan guarantee.

Schedule 4
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Concept A - Development Cost projections (cont’d) 

Phase 2 – Development and Construction Costs 

The estimated development and construction costs for Concept A, Phase 2 are approximately $32.0 
million ($473/ft2), detailed in Schedule 5, and reflect the following: 

• $25.6 million in construction costs
• $3.2 million in development fees, professional design services, legal costs and operating costs

during construction and lease-up
• $0.5 million in FF&E
• $1 million in financing fees and interim interest on construction loan
• $1.3 million (5% project contingency)
• $0.4 million in GST

Phase 2 – Site Costs 

The estimated cost to prepare the site for the second phase of development is $3 million (44/ft2), 
and accounts for approximately $2.5 million in hard costs and $0.5 million in soft costs, as outlined in 
Schedule 6, and includes the following:  

• $2.3 million for shoring, dewatering and landscaping
• $0.3 million in hard and soft landscaping, laneways and loading area reconfiguration,

approaches, etc.
• $0.1 million in professional fees, financing fees, project contingency and taxes

9.0 (cont’d) 
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BU Downtown - Concept A 
Phase 2 Construction and Development Costs
BU Fine Arts, Gallery and Convention development
March 5.18

per ft2 total % total
land $0.00 $0 0.00%

construction costs
Phase 1  $0

residential - - -
daycare - - -
commercial - - -
parking - - -
theatre - - -
BU classrooms and offices - - -
mechanical services, common areas, etc.  - - -
cash allowances - - -
contingency - - -
fees 

Phase 2 1. 25,625,328$  80.02%
entrances and circulation 285.00 2,338,710 7.30%
conference centre - interior improvements 186.50 870,955 2.72%
additional commercial units 174.70 1,000,696 3.12%
shared education spaces 299.87 4,673,539 14.59%
fine arts 279.74 1,215,478 3.80%
gallery 382.78 2,292,826 7.16%
shared fine arts & gallery 367.52 6,328,356 19.76%
mechanical services, common areas, etc.  190.01 762,902 2.38%
cash allowances 58.90 3,982,956 12.44%
contingency 17.35 1,173,321
fees 14.57 985,590
construction total 378.92 2. 25,625,328 80.02%

development costs
    development fees (6.5%) 24.63 1,665,646 5.20%
    technical consulting fees (5.5%) 3. 20.84 1,409,393 4.40%
    legal and accounting fees 0.74 50,000 0.16%
    operating costs during constr & lease up 4. 1.04 70,000 0.22%
    administration 0.30 20,000 0.06%
total development costs 47.54 3,215,039 10.04%

    marketing costs 0.07 5,000 0.02%
    FF&E 7.39 500,000 1.56%

7.47 505,000 1.58%
finance costs
    CMHC application fees - - -
    permanent financing fees (0.5%) 5. 2.26 153,133 0.48%
    interim interest (3.5%) 6. 12.34 834,509 2.61%

Schedule 5
BU fine arts & Gallery 

additional BU classroomand offices
convention space retro-fit 

additional commercial



total financing fees 14.60 987,642 3.08%

project contingency (5% on constr. Costs) 18.95 1,281,266 4.00%

total costs 467.48 31,614,276 98.72%

  add gst 7. 6.05 409,023 1.28%

total costs incl. gst 473.53 $32,023,300 100.00%

BU Downtown - Concept A
Phase 2 Construction and Development Costs
March 5.18

construction costs 36.99 2,501,852 83.69%

development costs
    development fees (6.5%) 2.40 162,620 5.44%
    technical consulting fees (5.5%) 2.03 137,602 4.60%
    legal and accounting fees 0.07 5,000 0.17%
    administration 0.07 5,000 0.17%

total development costs 4.59 310,222 10.38%

permanent financing costs (0.5%) 5. 0.21 14,060 0.47%

project contingency (5% on constr. Costs) 1.85 125,093 4.18%

  add gst 7. 0.56 38,183 1.28%

total site preparation costs 44.20 2,989,410 100.00%

notes: 
1. Gross building area is approx. 58,000 ft2, comprised of BU Fine arts & gallery space, primarily in a four-storey

structure independent from the structures built in Phase 1.  The exceptions to this are the 4670 ft2 of converted
classroom to conference centre space adjacent to the theatre and 5730 ft2 of additional commerical space
positioned under the north east corner of the residential tower. Gross area also excludes 5,040 ft2 in rebuilt parking area.

2. Constr. costs are est. at approx.  $379/ft2 of gross building area, excluding site-related constrcution costs of 44.20/ft2.
3. Technical Consulting Fees include architectural, engineering & survey costs estimated to be 5.5%

of the construction costs.
4. Operating costs during construction and commercial lease-up (assuming a 9-12 month lease up).
5. assumes financing fee of 0.5% based BU loan guarantee.
6. Interim Interest assumes a drawdown construction loan covering the construction costs plus

development costs at 3.25% over 21 months.
7. assumes gallery does not pay GST for 14600 ft2 of space;  BU pays 33% of GST.

Schedule 6
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Concept A - Operating Projections  

Phase 1 – Residential & Commercial Rental Projections 

The residential component of the development in Concept A, Phase 1 assumes 128 units, broken 
down into studio, one, two and three bedroom configurations, as reflected in the following table. 

Type # of units % of units beds 
studio 24 19% 24 
one 40 31% 40 
two 48 38% 96 
three 16 12% 48 
Total 128 100% 208 

Of the 128 units, 42 (33%) are modeled at Manitoba affordable rental rates, 59 (46%) at market rates 
and 27 (21%) at premium market rates, with up to 1/3 of the suites reserved for BU students, 1/3 
designated for seniors, and 1/3 for the general public, as reflected in the following table: 

Type of unit Total # of units # students’ units # of seniors’ units # undesignated 
MB affordable 42 15 16 11 
Market 59 20 14 25 
Premium 17 3 5 9 
Accessible  10(5 convertible) 2 5 3 
All Types 128 40 40 48 

It is proposed that these suites would serve a diverse range of tenants, from students through 
seniors, and from newcomers and Indigenous families, and would more generally serve the current 
market and affordable housing demands in Brandon.   

The residential rents for the building (at 90% gross rent) and number of accessible units (at 10%) have 
been designed to allow the project to qualify for CMHC’s Rental Housing Financing Initiative, a direct 
lending program that features low interest rates (10 year Canadian bond rate plus .5%) and extended 
(50 year) amortization periods. The rent table provides at the top of Schedule 7, provides a detailed 
summary of the potential market rents (as supported by the market study findings, i.e. based on 
average Brandon rents +6%, for base year 2020, ) vs. Manitoba Housing affordable rents (set annually 
by the province of Manitoba, and adjusted to 2020).   
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At 90% of gross potential residential rental revenue, the actual rental revenue potential for the 
building is approximately $153.5k/month, or $1.84M/year.  Assuming net commercial rents for 
approximately 18,780 ft2 at $14/ft2 for $22k/month and parking and ancillary revenues just under 
$4k/month, as well as a 2% vacancy (approximate to current Brandon market conditions- 1.5% in 
2017), the operating model related to the residential, commercial and daycare spaces for this 
concept projects an annual income to service operating and debt service obligations of $2.12 million 
per year.  

Against this revenue our model projects just over $700k/year in annual operating expenses and $1.55 
million in debt service obligations, for a net income of approximately $154k/year (less a required 43k 
capital reserve payment). This leaves approximately $112k to support BU’s theater and academic 
operations on the site, as reflected in Schedule 7. 
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BU Downtown - Concept A (Phase 1)
Phase 1 Residential, Daycare, Commercial & Parking Rental Projections
mixed use development
March 5.18

suite revenue:

# Units Unit Type Size per/ft2 Market Actual Actual Market

16 studioa1 430 1.35$        901.00$            582.12$  9,314$             14,416$         
7 studioa2 460 1.96 901.00 901.00$  6,307 6,307
1 studioP/A 460 2.15 991.10 991.10$  991 991
8 1 beda1 595 1.32 1,113.00 785.16$  6,281 8,904

16 1 beda2 595 1.87 1,113.00 1,113.00$  17,808 17,808
16 1 bedP/A 655 1.87 1,224.30 1,224.30$  19,589 19,589
10 2 beda1 780 1.30 1,537.00 1,016.28$  10,163 15,370
30 2 beda2 780 1.97 1,537.00 1,537.00$  46,110 46,110
8 2 bedP/A 860 1.97 1,690.70 1,690.70$  13,526 13,526
8 3 beda1 990 1.20 1,696.00 1,184.76$  9,478 13,568
6 3 beda2 990 1.71 1,696.00 1,691.08$  10,146 10,176
2 3 bedP/A 990 1.87 1,848.00 1,848.00$  3,696 3,696

128

90.00% 153,410$         170,460$      

other revenue
laundry 50 units @ 15 /mo. 750
18780 ft2 commercial @ $14.00/ft2 net 21,910
parking (68 stalls @$57.50/mo) 4,485

total monthly revenue 180,555
  less vacancy of 2% 3,611

total effective revenue 176,944
annual effective revenue 2,123,331$      

annual income to service operating and debt servicing costs 2,123,331$      

operating costs:

management fees (4%) 84,933
marketing, leasing & admin (.5%) 10,617
property taxes ($1,850/residential unit) 236,800
repair & maintenance ($750/residentiial unit) 96,000
onsite personel 45,000
utilities ($1550/residential unit) 198,400
insurance $195/unit) 24,960
contingency & sundry 5,000
security 15,000

716,710$         

residential/commerical net income (before debt service) 1,406,621$      

add government affordable housing funding 299,307
add annual tax increment grant 285,135

adjusted net income (before debt service) 1,991,062$      

debt service (mortgage @ 3.25%, 50 yr. amort, 10 yr term) 1,551,045
debt service (Tax Increment Grant Funding @ 3.5%, 10 yr. amort) 285,135

net income (after debt service) 154,883$         

capital replacement reserve (2%) 42,467

notes:
1. suite revenue based on average Brandon rents for new housing and MHRC rents (adjusted to 2020).
2. commercial rental assumes $14/ft2 net of operating expenses.
3. operating expenses include residential costs plus non-recoverable commercial expenses.

total suite revenue:

Gross RentUnit Rent

Schedule 7

74% residential, incl.1/3 student housing 
(33% MB affordable/68% market split) 

10% commerical, 3% daycare
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Phase 1 – Theatre & Academic Spaces Operating projections  

Schedule 8 models an offset to academic and theatre operating costs from residential and 
commercial rent revenues of $112k (from Schedule 7).  The model demonstrates that if BU is able to 
generate sufficient income from third-party theatre and classroom rentals, there may be sufficient 
residual revenue to leverage further post-secondary or cultural funding dollars or, alternatively, offset 
the operations of future BU downtown development.   

Phase 2 – BU Fine Arts, Gallery, Conference Centre Operating projections 

Schedule 9 models a near break-even operating budget for the second phase for the Concept A 
development, which includes the addition of fine arts, gallery and conference centre programming.  
Phase 2 revenue sources include conference space revenue and additional commercial rental income, 
as well as supplementary revenue support from Phase 1 operations.  It should be noted that this 
operating model makes the extraordinary assumption that sufficient capital funding has been 
acquired from private and public sources to allow the second phase of the project to proceed, i.e. 
that minimal debt remains to be serviced. 

Observations Regarding Area Use, Operating Costs and Development Strategy – 
Concept A 

While increasing the number of residential units in turn increases construction and development 
costs and therefore up-front equity requirements, it is clear from the Concept A, Phase 1 financial 
model that increasing density also increases the project’s overall revenue potential.  This makes land 
use more efficient and lowers development costs on a per square foot basis.  It also points to the 
advantages developing additional residential units (and commercial units, pending demand) as part of 
further BU downtown campus development plans, i.e. as a means to offset academic operations 
costs.   
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BU Downtown - Concept A (Phase 1)
Phase 1 Operating Projections - BU Academic and Theatre
mixed use development
March 5.18

annual revenue:
BU operating allocation (Theatre & Music Program) 576,000$       
theatre rental 48,000$         
classroom rental 18,000$         

add: income from residential development 1. 112,416$       

annual income to service operating and debt servicing costs 754,416$      

annual operating costs:

BU Operating expenses (Theatre & Music Program)
Academic Salaries 465,000$       
Student Assistants 18,000$         
Benefits 85,000$         

property management fee (4%) 30,177$         
marketing, leasing & admin (2%) 15,088$         
repair & maintenance 2. 7,147$           
cleaning 3. 770$              
property taxes 4. -
utilities 5. 7,560$           
insurance 6. 5,000$           
professional fees 825$              
capital replacement reserve (4%) 15,088$         
contingency & sundry 2,500$           
security 7. 60,000$         

712,155$      

adjusted net income (before debt service) 42,261$         

debt service (mortgage @ 3%, 25 yr. amort, 10 year term) 8. 41,256

net income (after debt service) 1,005$           

notes: 

1. net revenue, after capital reserve payment, from residential, daycare & commercial development (see Schedule7).
2. includes repairs & maintance allocation and facilities staff salary.
3. assumes a share of cleaning contract with residential tower
4. assumes no property tax paid on post-secondary propoerty
5. utilities costs based on precents from similar facilities.
6. assumes Brandon University CURIE insurance
7. assumes some shared legal and auditing fees
8. assumes maximum financing to assist with capital costs (see Schedules 11).

Schedule 8

BU/Assembly Space (only)
14% BU Classrooms, Theatre and offices
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BU Downtown - Concept A (Phase 2)
Phase 2 Operating Projections - BU Fine Arts, Gallery and C
mixed use development
March 5.18

annual revenue:
BU

BU operating allocation (Fine Arts Program) 576,000$       
commerical rents (5730 ft2 @14.00/sft2) 80,220$         
revenues from Phase 1 operations 1. 42,261$         
conference rental 54,000$         

752,481$       
Gallery 

gallery revenue 
municipal operating grant 230,000$       
manitoba arts council grant 185,000$       
other operating grants -

415,000$       

annual income to service operating and debt servicing costs 1,167,481$   

annual operating costs:
BU

BU Operating expenses (Fine Arts Program)
Academic Salaries 465,000$       
Student Assistants 18,000$         
Benefits 85,000$         

property management fee 6,000$           
repair & maintenance 2. 35,100$         
equipment replacement/major repairs 20,000$         
cleaning 3. 4,320$           
property taxes 4. -
utilities 5. 37,800$         
capital replacement reserve (2%) 23,350$         
insurance 6. 5,000$           
contingency & sundry 7. 2,500$           
security 24,300$         

726,370$      

Gallery 
Gallery Operations 415,000$       

415,000$       

total operating expenses 1,141,370$   

debt service (mortgage @ 3%, 25 yr. amort, 10 yr term) 0

net income/loss 26,112$         

required operating subsidy 8. 26,112-$         

notes: 

1. represents potential revenue from phase 1 operations to offset Phase 2 operating costs.
2. includes repairs & maintance allocation and facilities staff salary.
3. assumes a share of cleaning contract with residential tower
4. assumes no property tax paid on post-secondary propoerty
5. utilities costs based on precents from similar facilities.
6. assumes Brandon University CURIE insurance
7. assumes some shared legal and auditing fees
8. assumes revenue from phase 1 have not been used to leverage capital to the project. In the instance that

Phase 1 revenues are used to leverage capital, the operating deficit would correspondingly increase.

BU fine arts & Gallery 
additional BU classroomand offices

convention space retro-fit 
additional commercial

Schedule 9
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Concept A - Capital Plan Assumptions 

Phase 1 – Capital Plan 

Schedule 10, describes the capital funding and financing that would be required to proceed with a 
downtown BU project according on the Concept A, Phase 1 design. Notably, according to this plan, 
the overall funding gap between CMHC RCFI financing of $31.6 million and the project cost of $63 
million is approximately 50% of the total capital required.   

Our model suggests that the remaining $32 million gap could potentially be closed by approximately 
32% (or $20 million) by means of successfully accessing potentially available sources of public 
funding.  However, this would still require BU to raise $11.6 million, or 18% of the overall project 
costs (excluding the capital related to the site of an additional $4.8 million described in Schedule 4).   

It should be noted that of the $11.6 million capital gap: 
• $3.1 million (26.5%) relates to monies that would need to be raised to support the academic

program of this phase of development
• $1.2 million (10.5%) of the capital gap relates to the daycare
• $7.2 million (63%), that remains, relates to residential and commercial capital requirements

(although these functions represent 83% of Phase 1 programming).

Plan for reducing Phase 1, $32 million capital gap 

One potential source of funding for the BU Downtown project would include post-secondary 
infrastructure matching grant programs.  Such programs are typically based on a one-third 
institutional funds, one-third federal funds, one-third provincial funds ratio or, alternatively, on a 
one-to-one matching funds basis.  Funding sources such as the Building Canada Fund, the recent 
post-secondary Strategic Funding Initiative (SIF), of the previous federal Knowledge Infrastructure 
Program (KIP), with which BU would be familiar, are examples of programs of this kind.  These types 
of grant program can typically stacked against other government programs and tax incentives, such 
as municipal and provincial tax increment financing programs.  

For the purpose of this model, we have included 33% institutionally sourced to 66% federal and 
provincial matching for the capital costs associated with the theatre, classrooms and other 
educational spaces included as part of Phase 1 of the BU Downtown project.  In this model, post-
secondary infrastructure grant program support represents approximately $8.1 million.  In and of 
itself, this amount of grant would require BU to raise $4 million in matching funds. (It is important to 
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point out that residential projects, including student housing, are not typically supported through 
these kinds of targeted post-secondary infrastructure programs.)    

$32M - $8.1M = $23.4M remaining 

We have also included a 33% match of federal support through Heritage Canada’s cultural spaces 
fund for the proposed theater space.  These funds could be available to the project, pending the 
Theatre’s ownership structure, i.e. a BU partnership with a community theatre partner(s).  In this 
case, Heritage Canada funds represent approximately $1.1 million in support, matched by $2.2 
million in BU sourced funds, against a $3.3 million in black box theatre construction and development 
costs.  These Heritage Canada cultural capital dollars could, in turn, be stacked against the $4 million 
institutional requirement for levering post-secondary matching dollars, reducing the overall academic 
program gap to $3 million to be raised (while at the same time satisfying the Heritage Canada $2 
million matching requirement).  

$23.4M - $1.1M = 22.8M remaining 

Historically, the province has supported the creation of affordable housing units. For the purpose of 
this model, we have assumed that the project would receive an equivalent-to-capital MHRC operating 
subsidy of $160k/affordable unit for 42 units, i.e. the equivalent of $6.7 million. (A corresponding 
operating subsidy of $299k from MHRC related to this amount of equivalent to capital support is 
reflected in Schedule 7). 

$22.8M - $6.7M = 16.1M remaining 

The province currently supports childcare capital through a 40% contribution program housed in the 
Department of families. In this model this amounts to an approximately $700k contribution to the 
overall project.  Leaving approximately $1.2 million to be raised for the child care centre.  

$16.1M - $0.7M = 15.4M remaining 

We have also modelled provincial and municipal TIF support, in the amount of $1.9 million over 10 
years, and $1.5 million in Rental Housing Construction Tax credits into the project’s capital sources. 
Pending the ability to achieve certain energy efficiency targets, the project would also be able to 
achieve approximately $350k in Manitoba Hydro Power Smart support.  The total for these sources of 
funding would be $3.7 million. 

$15.4M - $3.7M = 11.6M remaining 
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Site-Related Costs 

Site costs in all models and phases have been intentionally excluded from all of the above capital 
calculations as it is clear that there will need to be a significant public priority placed on supporting 
any project of scale and/or prominence considered on the contemplated site.  For this reason, the 
costs associated with the site require a separate capital fundraising strategy and plan.  Such a plan 
may include the injection of ‘patient’ public dollars, e.g. in the form some combination of grants, 
expanded tax increment financing incentives and/or low-interest, or interest-free loans for an 
extended period of time.  Another approach might involve a restructuring of the ownership model 
related to the site to better reflect exposure and risk, e.g. public ownership to permit publicly-funded 
site improvements, concomitant with a long-term ground lease to BU for nominal consideration and 
future buy-out options.  It should be made clear, that public investments of these kinds are typically 
associated with precinct or city-defining projects, which can only be realized with significant and 
sustained public goodwill, institutional commitment and broad political support.   In Concept A, site 
costs total $4.8 million. 

$11.6M + 4.8M = 16.4M remaining (without support for site development) 

Capital Plan Observations 

In large measure due to the cost of post-secondary and arts programing (and the limited ability for 
their operations to throw off surplus revenue), as well as the lower residential and commercial 
revenue potential that exists in the Brandon market, a significant gap of $11.6 million remains for this 
project – excluding an additional $4.8M in site preparation requirements.  

While not insurmountable, the financial model for this concept and phase points either to the need 
for significant fundraising, and/or joint venture or community partnerships related to the residential 
and/or arts programming.  With respect to this, a partnership involving a seniors’ group in an 
affordable, limited equity or multi-stakeholder co-operative housing or, alternatively, in a life-lease 
arrangement has the potential to raise significant equity towards the $7.2 million capital gap 
associated with housing. For instance, at an average co-op or life lease share of $90k-100k spread 
over 40 units, there is the potential of a $3.6-$4 million contribution towards the project, leaving 
about $3 million to be raised to support affordable/student housing.  A participatory equity 
partnership of this kind could also assist in accessing and/or leveraging additional public or private 
funding.    
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Alternatively, the financial model for the Concept A design suggests that a project or series of 
projects, of more modest scale, but which still make a virtue of density, may have a greater chance of 
being successfully developed. A parcel-by-parcel approach, while reducing the overall immediate 
sense of community impact, has the potential to reduce up-front site-servicing and construction 
costs. At least in the near term, an approach of this kind could prove more financially advantageous 
(understanding that the total site development costs and need to stage construction at multiple 
points in time may amount to a greater amount than has been modelled in these concepts).   

Phase 2 – Capital Requirements 

The capital requirements for Concept A, phase 2 are summarized in Schedule 11, and reflect a similar 
approach to funding sources as undertaken in Phase 1.  
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BU Downtown - Concept A (Phase 1)
Phase 1 Capital Requirements
mixed use development
March 5.18

Required Capital 

total project costs 1. 63,382,957$    

raised capital 2. (11,447,558)

51,935,399$   

fundable costs 51,935,399$   

government housing operating subsidy 3. 6,720,000
government post secondary & community capital funding 4. 9,162,890
government daycare funding 5. 691,824
tax increment funding 6. 1,873,703
rental housing construction tax credit 7. 1,536,000
Manitoba hydro power smart credit 8. 364,696
mortgage financing 9. 31,586,286

51,935,399$   

additional equity required 10. 0$   

notes: 
1. Total project costs includes gross building area of approx. 177,000 ft2, incl. 128 residential units,

78 surface and semi-structured parking stalls, 13,810ft2 of commercial space, 4970ft2 of daycare
space, and 17,975ft2 of BU Black Box Theatre, classroom, meeting and office space.

2. Represents capital to be raised via fundraising or participatory investment, e.g. joint venture partner.

4. Represents 1/3 university capital to 2/3 federal/provincial matching post-secondary capital program
and Heritage Canada Cultural Spaces capital grant of at least 33% of theatre capital.

5. Represents government capital grant of 40% of daycare capital costs.
6. TIF assumes, city and provincial support and a 3.5%, 10 year term & amortization.
7. Manitoba rental housing construction tax credit assumes 128 units at $12,000 / unit.
8. Manitoba Hydro power smart credit assumes $2.00/gross ft2 plus $15,000 for energy model.
9. Mortgage financing assumes 3.25%, 10 year term, 50 year amortization, minimum 110% DSC.
10. Represents remaining amount to be sourced.

Schedule 10
74% residential, incl. 1/3 student housing 

(33% MB affordable/68% market split) 
14% BU classrooms, theatre & offices

10% commercial, 3% daycare

3. Represents MHRC support for MB affordable housing units equivalent to $160,000/unit
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9.3 Concept B – Financial Model 

Concept B - Projected Area Calculations and Uses 

Phase 1 - Area Calculations and Uses 

Concept B, Phase 1, area calculations and uses are described in Schedule 12, and are summarized 
below: 

• approximately 184,000 ft2 total gross area, incl. 18 parking stalls at the back of the building
(Level 0), in addition to 48 surface parking lots (Level 1) on lands to be used for future
development

• 105,000 ft2 (67%) residential featuring
o 120 residential units in studio, one, two and three bedroom configurations (with 1/3 of

the units reserved for BU student use; 1/3 for seniors; and 1/3 for the general public)
o as well as several residential amenity spaces, including storage, fitness facilities, and a

common laundry room, 56 parking stalls
• 31,000 ft2 (20%) of BU educational space, in particular, featuring

o a flexible 7,500 ft2 “black box” theatre and 2,500 ft2 foyer
o and 21,000 ft2 of academic space divided among classrooms, offices, board rooms,

and other supporting spaces
o 10 parking stalls

• 15,000 ft2 (10%) commercial space, including designated spaces for a medical clinic, food
operations and other uses

• 5,000 ft2 (3%) of childcare space (additional space has been set aside for an enclosed and
structured play area)

Phase 2 - Area Calculations and Uses 

Concept B, Phase 2 area calculations and uses are described in Schedule 13 and are summarized 
below: 

• Approximately 48,000 ft2 of new BU Fine Arts, classroom and gallery space, including vault,
storage and artist production and instructional spaces

• Nearly, 9400 ft2 of Conference Centre space
• 1,700 ft2 in additional commercial space
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BU Downtown - Concept B (Phase 1)
Areas and Uses 
mixed use development
March 5.18

A. building area
gross net common efficiency

Lvl 0  (lower commercial plaza, theatre & parking)1. 29,016 27,740 1,276 95.6%

Lvl 1 (academic, daycare & commercial, incl. restaurant)2. 32,056 29,860 2,196 93.1%

Lvl 2  (academic)3. 17,615 13,540 4,075 76.9%

Lvl 3  (residential)4. 8,785 7,095 1,690 80.8%

Lvl 4 (residential)5. 8,785 7,095 1,690 80.8%

Lvl 5‐14 (residential) 87,850 70,950 16,900 80.8%

total (residential, academic, commuity & commercial)  184,107 156,280 27,827 84.9%

B. unit mix residential/commercial type 6. # units size area

Lvl 01. medical clinic 1 9,400 9,400

theatre 1 7,500 7,500

theatre foyer 1 2,500 2,500

commercial retail unit 1 2,400 2,400

parking 18 330 5,940

sub‐total 27,740

Lvl 12. classrooms  5 928 4,640

BU "Front Door" office 1 1,100 1,100

staff office  1 400 400

BU entrance/lobby  1 1,100 1,100

residential lobby  1 650 650

washrooms 1 570 570

daycare 1 5,000 5,000

commercial, incl. restaurant 1 3,200 3,200

surface parking 48 275 13,200

sub‐total  29,860

main gallery  0 0 0

second gallery 0 0 0

gallery storage  0 0 0

gallery vault 0 0 0

gallery/BU reception 0 0 0

gift shop 0 0 0

shared kitchen 0 0 0

washroom 0 0 0

commercial  0 0 0

sub‐total 0

LvL 2 3. academic  1 3,000 3,000

shared boardroom 1 460 460

staff kitchen 1 350 350

academic flex spaces 3 500 1,500

offices  2 125 250

Schedule 12

area

(31% MB affordable/70% market split) 
67% residential, incl. 1/3 student housing 

20% BU classrooms, theatre & offices
10% commerical, 3% daycare



large classroom  2 1,125 2,250

studio classrooms 3 850 2,550

washrooms 1 870 870

sub‐total 11,230

student art gallery  0 0 0

ceramic studio 0 0 0

glaze room  0 0 0

clay mix 0 0 0

dry storage 0 0 0

kiln room 0 0 0

woodshop 0 0 0

studio classrooms 0 0 0

clean/prep 0 0 0

washrooms 0 0 0

sub‐total 0

fitness 1 1,000 1,000

common laundry  1 430 430

washroom 1 230 230

storage  1 650 650

sub‐total 2,310

LvL 3 4. studios 0 0 0

advanced class 0 0 0

offices 0 0 0

boardroom (30 person) 0 0 0

staff kitchen 0 0 0

washrooms 0 0 0

sub‐total 0

studioa1 0 500 0

studioa2 2 500 1,000

studioP 0 500 0
1 beda1

1 595 595

1 beda2
1 655 655

1 bedP/A
1 655 655

2 beda1
1 780 780

2 beda2
2 780 1,560

2 bedP/A
1 860 860

3 beda1
0 990 0

3 beda2
1 990 990

3 bedP/A
0 990 0

sub‐total 10 7,095

Lvl 4 5. conference centre 0 0 0

meeting rooms  0 0 0

boardroom 0 0 0

washrooms 0 0 0

sub‐total 0

studioa1 1 500 500

studioa2 1 500 500

studioP 0 500 0
1 beda1

1 595 595

1 beda2
1 655 655

1 bedP/A
1 655 655

2 beda1
1 780 780

2 beda2
2 780 1,560



2 bedP/A
1 860 860

3 beda1
0 990 0

3 beda2
1 990 990

3 bedP/A
0 990 0

sub‐total 10 7,095

Lvl 5‐15 studioa1 5 500 2,500

studioa2 15 500 7,500

studioP 0 500 0
1 beda1

10 595 5,950

1 beda2
10 655 6,550

1 bedP/A
10 655 6,550

2 beda1
12 780 9,360

2 beda2
18 780 14,040

2 bedP/A
10 860 8,600

3 beda1
5 990 4,950

3 beda2
5 990 4,950

3 bedP/A
0 990 0

sub‐total 100 70,950

total / average 717 156,280

residential total/average (30% student housing)  120 67% 105,216

commercial total 10% 15,110

daycare 3% 5,000

academic total (excluding student residences) 20% 31,053

Art Gallery total 0% 0

total non‐residential  33% 51,163

# MB affordable units 37 31%

# CMHC modified market units 59 49%

# premium & accessible units 24 20%

notes: 

1 Lvl 0 includes approx. 9,400ft2 of medical clinic space, 2,400ft2 of other commercial space, 10,000ft2 of theatre and 18 parking stalls.
2. Lvl 1 includes approx. 2,000ft2 of restaurant, 1,200ft2 of other commercial, 5,000ft2 of daycare, 8,400ft2 of BU academic space, daycare

daycare, a shared foyer, as well as 48 surface pkg stalls (on lands for furture development).

3 Lvl 2 features 11,230ft2 of flexible academic space and residential amenities, including gym, common laundry and storage facilities. 
4 Lvl 3 features 10 residential units. 
5 Lvls 4‐15 feature 110 residential units in studio (bachelor), one, two, and three bedroom configurations. Rents range from affordable, 

to and premium, with reserved units for students, seniors, necomer, Indigenous families.  Accessible suites also available. 
6 "a1",  denotes Prov. MB affordable unit; "a2", a CMHC modified rent/maket unit; and, "P/A",  a premium or accessible unit.
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BU Downtown - Concept B (Phase 1&2)
Areas and Uses
mixed use development
March 5.18

A. building area
gross net common efficiency

Lvl 0  (lower commercial plaza, theatre & parking)1. 29,016 27,740 1,276 95.6%

Lvl 1 (gallery, academic, daycare & commercial)2. 31,110 26,655 4,455 85.7%

Lvl 2  (academic, and shared fine arts & gallery)3. 30,518 20,825 9,693 68.2%

Lvl 3  (academic & residential)4. 21,437 16,340 5,097 76.2%

Lvl 4 (residential, conference centre)5. 18,931 16,525 2,406 87.3%

Lvl 5‐14 (residential) 6. 87,850 70,950 16,900 80.8%

total (residential, academic, commuity & commercial)  218,862 179,035 39,827 81.8%

B. unit mix residential/commercial type 6. # units size area

Lvl 01. medical clinic 1 9,400 9,400

theatre 1 7,500 7,500

shared foyer & services 1 2,500 2,500

commercial retail unit 1 2,400 2,400

parking 18 330 5,940

sub‐total 27,740

Lvl 12. classrooms  5 928 4,640

BU "Front Door" office 1 1,100 1,100

staff office  1 400 400

BU entrance/lobby  1 1,100 1,100

residential lobby  1 650 650

washrooms 1 570 570

daycare 1 5,000 5,000

commercial, incl. restaurant 1 3,200 3,200

surface parking 0 0 0

sub‐total  16,660

main gallery  1 2,760 2,760

second gallery 1 1,510 1,510

gallery storage  1 1,000 1,000

gallery vault 1 1,125 1,125

gallery/BU reception 1 470 470

gift shop 1 600 600

shared kitchen 1 220 220

washroom 1 620 620

commercial  2 845 1,690

sub‐total 9,995

LvL 2 3. academic  1 3,000 3,000

shared boardroom 1 460 460

staff kitchen 1 350 350

academic flex spaces 3 500 1,500

offices  2 125 250

area

Schedule 13
53% residential, incl. 1/3 student housing 

(31% MB affordable/80% market split) 
31% BU academic, theatre, fine arts & gallery 

9% commerical, 6% gallery, 3% daycare



large classroom  2 1,125 2,250

studio classrooms 3 850 2,550

washrooms 1 870 870

sub‐total 11,230

student art gallery  1 1,550 1,550

ceramic studio 1 1,950 1,950

glaze room  1 650 650

clay mix 1 230 230

dry storage 1 175 175

kiln room 1 950 950

woodshop 1 500 500

studio classrooms 3 1,060 3,180

clean/prep 1 650 650

washrooms 2 475 950

sub‐total 7,285

fitness 1 1,000 1,000

common laundry  1 430 430

washroom 1 230 230

storage  1 650 650

sub‐total 2,310

LvL 3 4. studios 4 1,073 4,290

advanced class 1 560 560

offices 17 125 2,125

boardroom (30 person) 1 900 900

staff kitchen 1 670 670

washrooms 2 350 700

sub‐total 9,245

studioa1 0 500 0

studioa2 2 500 1,000

studioP 0 500 0
1 beda1

1 595 595

1 beda2
1 655 655

1 bedP/A
1 655 655

2 beda1
1 780 780

2 beda2
2 780 1,560

2 bedP/A
1 860 860

3 beda1
0 990 0

3 beda2
1 990 990

3 bedP/A
0 990 0

sub‐total 10 7,095

Lvl 4 5. conference centre 1 7,200 7,200

meeting rooms 2 380 760

boardroom 1 800 800

washrooms 2 335 670

sub‐total 9,430

studioa1 1 500 500

studioa2 1 500 500

studioP 0 500 0
1 beda1

1 595 595

1 beda2
1 655 655

1 bedP/A
1 655 655

2 beda1
1 780 780

2 beda2
2 780 1,560



2 bedP/A
1 860 860

3 beda1
0 990 0

3 beda2
1 990 990

3 bedP/A
0 990 0

sub‐total 10 7,095

Lvl 5‐14 studioa1 5 500 2,500

studioa2 15 500 7,500

studioP 0 500 0
1 beda1

10 595 5,950

1 beda2
10 655 6,550

1 bedP/A
10 655 6,550

2 beda1
12 780 9,360

2 beda2
18 780 14,040

2 bedP/A
10 860 8,600

3 beda1
5 990 4,950

3 beda2
5 990 4,950

3 bedP/A
0 990 0

sub‐total 100 70,950

total / average 732 179,035

residential total/average (30% student housing)  120 52% 93,776

commercial total 9% 16,800

daycare 3% 5,000

academic total (excluding student residences) 31% 55,913

Art Gallery total 6% 9,930

total non‐residential  49% 87,643

# MB affordable units 37 30.8%

# CMHC modified market units 59 49.2%

# premium & accessible units 24 20.0%

notes: 

1 Lvl 0 includes approx. 9,400ft2 of medical clinic space, 2,400ft2 of other commercial space, 10,000ft2 of theatre and 18 parking stalls.
2. Lvl 1 includes approx. 2,000ft2 of restaurant, 1,200ft2 of other commercial, 5,000ft2 of daycare, 8,400ft2 of BU academic space, daycare

daycare, a shared foyer, community art gallery and 1300ft2 of additional commercial space. 
3 Lvl 2 features 11,230ft2 of flexible academic space, another 7,200ft2 of fine arts and shared gallery space, and residential amenities. 
4 Lvl 3 features  9200ft2 of classrooms, studios and 17 office spaces, as well as a  30‐person boardroom.  Also features 10 residential units. 
5 Lvls 4‐15 feature 110 residential units in studio (bachelor), one, two, and three bedroom configurations. Rents range from affordable, 

to and premium, with reserved units for students, seniors, necomer, Indigenous families.  Accessible suites also available. 
6 "a1",  denotes Prov. MB affordable unit; "a2", a CMHC modified rent/maket unit; and, "P/A",  a premium or accessible unit.
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Concept B - Development Costs 

Phase 1 – Development and Construction Costs  

The estimated development and construction costs of Concept B, Phase 1 are approximately $66.4 
million ($360/ft2), as detailed in Schedule 14, and reflect the following: 

• $53.1 million in construction costs
o $40.7 million for residential, commercial and daycare
o $12.4 million for theatre and other academic spaces

• $6.8 million in development fees, professional design services, legal costs and operating costs
during construction and lease-up

• $0.9 million in FF&E
• $1.7 million in financing fees and interim interest on construction loan
• $2.6 million (5% project contingency)
• $1.3 million in GST

Phase 1 – Site Costs 

The estimated cost to prepare the site for development is $6.8 million ($37/ft2), reflecting 
approximately $5.6 million in hard costs and $1.2 million in soft costs, as outlined in Schedule 15, and 
includes the following:  

• $3.3 million for shoring, dewatering and bowling alley demolition
• $1.2 million in site service relocation and connection (hydro, water/wastewater and

communications)
• $1.1 million in hard and soft landscaping, laneways and loading area reconfiguration,

approaches, etc.
• $1.2 million in professional fees, financing fees, project contingency and taxes

9.0 (cont’d) 
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BU Downtown - Concept B
Phase 1 development cost projections
mixed use development
March 5.18

per ft2 total % total
land $0.00 $0 0.00%

construction costs
Phase 1 1. $53,110,505 80.00%

residential 223.25 24,328,223 36.64%
daycare 303.96 1,524,350 2.30%
commercial 214.52 3,241,329 4.88%
parking 13.29 254,280 0.38%
theatre 400.00 3,645,850 5.49%
BU classrooms and offices 290.00 5,084,496 7.66%
mechanical services, common areas, etc.  21.63 3,982,989 6.00%
cash allowances 35.71 6,574,477 9.90%
contingency 13.21 2,431,800 3.66%
fees 11.10 2,042,712 3.08%

Phase 2 -$  
entrances and circulation - - -
conference centre - interior improvements - - -
additional commercial units - - -
shared education spaces - - -
fine arts - - -
gallery - - -
shared fine arts & gallery - - -
mechanical services, common areas, etc.  - - -
cash allowances - - -
contingency - - -
fees - - -

construction total 288.48 2. 53,110,505$       80.00%

development costs
    development fees (6.5%) 18.75 3,452,183 5.20%
    technical consulting fees (5.5%) 3. 15.87 2,921,078 4.40%
    legal and accounting fees 0.95 175,000 0.26%
    operating costs during constr & lease up 4. 1.09 200,000 0.30%
    administration 0.14 25,000 0.04%

total development costs 36.79 6,773,261 10.20%

    marketing costs 5. 0.49 90,000 0.14%
    FF&E 4.05 745,000 1.12%

4.54 835,000 1.26%

finance costs
    CMHC application fees 6. 0.15 27,042 0.04%
    permanent financing fees (waived) 7. 0.00 0 0.00%
    interim interest (3.25%) 8. 9.38 1,726,690 2.60%
total financing fees 9.53 1,753,732 2.64%

project contingency (5% on constr. Costs) 14.42 2,655,525 4.00%

total costs 353.75 65,128,023 98.10%

  add gst 9. 6.86 1,262,654 1.90%

total costs incl. gst 360.61 $66,390,677 100.00%

10% commercial, 3% daycare

Schedule 14
67% residential, incl. 1/3 student housing 

(31% MB affordable/65% market split) 
20% BU classrooms, theatre & offices



BU Downtown - Concept B
Phase 1 Site Construction and Development Costs
March 5.18

construction costs 30.72 5,655,326 82.70%

development costs
    development fees (6.5%) 2.00 367,596 5.38%
    technical consulting fees (5.5%) 1.69 311,043 4.55%
    legal and accounting fees 0.27 50,000 0.73%
    administration 0.05 10,000 0.15%

total development costs 4.01 738,639 10.80%

permanent financing costs (0.5%) 10. 0.17 31,970 0.47%

project contingency (5% on constr. Costs) 1.54 282,766 4.14%

  add gst 9. 0.70 129,630 1.90%

total site preparation costs 37.14 6,838,331 100.00%

notes: 
1. Gross building area is approx. 184,000 ft2, net rentable residential is 92,000ft2 (81% efficient).

The model assumes a 14 storey building, 120 residential units (3th-15th floor), 66 surface and
semi-structured parking stalls.  The building includes 15,000 ft2 of commercial space, 5,000ft2 of daycare
space, and 31,500 ft2 of Theatre, classroom, meeting and office space.

2. Constr. costs are est. at approx. $288.50/ft2 of gross building area, excl. site related costs at $30.70/ft2.
3. Technical Consulting Fees include architectural, engineering & survey costs estimated to be 5.5%

of the construction costs.
4. Operating costs during construction and lease-up (assuming a 9-12 month lease up).
5. Marketing Costs includes leasing staff and marketing materials.
6. CMHC mortgage insurance application fees assumes $200/unit for fist 100 units + $100/unit thereafter,

plus .3% on the construction costs of commercial space.
7. assumes CMHC insurance premiums waived based on CMHC RCFI financing.
8. Interim Interest assumes a drawdown construction loan covering the construction costs plus

development costs at 3.25% over 21 months.
9. assumes 33% of GST for BU academic and daycare space; 100% GST for commercial space;

and 43% on residential space (due to municipal designation for 30% MB affordable suites
and due to 36% NRRP GST rebate).

10. assumes financing fees of 0.5% based on BU loan guarantee.

Schedule 15
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Concept B - Development Costs (cont’d)

Phase 2 – Development and Construction Costs 

The estimated development and construction costs of Concept B, Phase 2 are approximately $27.7 
million ($577/ft2), detailed in Schedule 16, and reflect the following: 

• $22.1million in construction costs
• $2.8 million in development fees, professional design services, legal costs and operating costs

during construction and lease-up
• $0.5 million in FF&E
• $.9 million in financing fees and interim interest on construction loan
• $1.1 million (5% project contingency)
• $0.3 million in GST

Phase 2 – Site Costs 

The estimated cost to prepare the site for the second phase of development is $2.2 million (46/ft2), 
and accounts for approximately $1.8 million in hard costs and $0.4 million in soft costs, as outlined in 
Schedule 17, and includes the following:  

• $1.7 million for shoring, and dewatering
• $0.1 million in hard and soft landscaping
• $0.4 million in professional fees, financing fees, project contingency and taxes

9.0 (cont’d) 
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BU Downtown - Concept B
Phase 2 Construction and Development Costs
BU Fine Arts, Gallery and Convention development
March 5.18

per ft2 total % total
land $0.00 $0 0.00%

construction costs
Phase 1  $0

residential - - -
daycare - - -
commercial - - -
parking - - -
theatre - - -
BU classrooms and offices - - -
mechanical services, common areas, etc.  - - -
cash allowances - - -
contingency - - -
fees 

Phase 2 1. 22,106,872$     79.96%
entrances and circulation 285.00 2,280,000 8.25%
conference centre 264.25 2,491,850 9.01%
additional commercial units 260.66 440,515 1.59%
shared education spaces 338.70 486,321 1.76%
fine arts 286.96 902,498 3.26%
gallery 392.39 2,350,443 8.50%
shared fine arts & gallery 376.94 6,490,474 23.48%
mechanical services, common areas, etc.  131.76 529,017 1.91%
cash allowances 89.11 4,273,270 15.46%
contingency 21.11 1,012,219
fees 17.73 850,264

construction total 460.99 2. 22,106,872 79.96%

development costs
    development fees (6.5%) 29.96 1,436,947 5.20%
    technical consulting fees (5.5%) 3. 25.35 1,215,878 4.40%
    legal and accounting fees 1.04 50,000 0.18%
    operating costs during constr & lease up 4. 1.46 70,000 0.25%
    administration 0.42 20,000 0.07%

total development costs 58.24 2,792,825 10.10%

    marketing costs 0.10 5,000 0.02%
    FF&E 10.43 500,000 1.81%

10.53 505,000 1.83%

finance costs
    CMHC application fees - - -
    permanent financing fees 5. 2.76 132,550 0.48%
    interim interest (3.5%) 6. 15.07 722,446 2.61%
total financing fees 17.83 854,996 3.09%

project contingency (5% on constr. Costs) 23.05 1,105,344 4.00%

total costs 570.64 27,365,036 98.98%

  add gst 7. 5.91 283,220 1.02%

total costs incl. gst 576.55 $27,648,256 100.00%

Schedule 16
BU fine arts & gallery 

additional BU classroom and offices
convention space 

additional commercial



BU Downtown - Concept B
Phase 2 Site Construction and Development Costs
March 5.18

construction costs 37.93 1,818,726 82.79%

development costs
    development fees (6.5%) 2.47 118,217 5.38%
    technical consulting fees (5.5%) 2.09 100,030 4.55%
    legal and accounting fees 0.10 5,000 0.23%
    administration 0.10 5,000 0.23%

total development costs 4.76 228,247 10.39%

permanent financing costs (0.5%) 5. 0.21 10,235 0.47%

project contingency (5% on constr. Costs) 1.90 90,936 4.14%

  add gst 7. 1.01 48,664 2.22%

total site preparation costs 45.81 2,196,808 100.00%

notes: 
1. Gross building area is approx. 48,000 ft2, comprised of BU conference, Fine arts & gallery space, primarily in a

structure independent of the structures built in Phase 1.   Additional commercial spaces is also added.
2. Constr. costs est. at approx. $461/ft2 of gross building area, excl.site related constr. costs of $38/ft2.
3. Technical Consulting Fees include architectural, engineering & survey costs estimated to be 5.5%

of the construction costs.
4. Operating costs during construction and commercial lease-up (assuming a 9-12 month lease up).
5. assumes mortgage fees of .5% due to BU loan guarantee.
6. Interim Interest assumes a drawdown construction loan covering the construction costs plus

development costs at 3.25% over 21 months.
7. assumes gallery does not pay GST for 14600 ft2 of space;  BU pays 33%; and, commercial 100% of GST.

Schedule 17
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Concept B - Operating Projections  

Phase 1 – Residential & Commercial Rental Projections 

The residential component of the development in Concept B, Phase 1 assumes 120 units, broken 
down into studio, one, two and three bedroom configurations, as reflected in the following table. 

Type # of units % of units beds 
studio 24 20% 24 
one 36 30% 36 
two 48 40% 96 
three 12 10% 36 
Total 120 100% 192 

Of the 128 units, 37 (31%) are modeled at Manitoba affordable rental rates, 59 (49%) at market rates 
and 24 (20%) at premium market rates, with up to 1/3 of the suites reserved for BU students, 1/3 
designated for seniors, and 1/3 for the general public, as reflected in the following table: 

Type of unit Total # of units # students’ units # of seniors’ units # undesignated 
MB affordable 37 13 12 12 
Market 59 23 21 15 
Premium 16 2 2 12 
Accessible  8 (2 convertible) 2 5 1 
All Types 120 40 40 40 

It is proposed that these suites would serve a diverse range of tenants, from students through 
seniors, and from newcomers and Indigenous families, and would more generally serve the current 
market and affordable housing demands in Brandon.   

The residential rent structure for the building (at 90% gross rent) and number of accessible units (at 
10%) have been designed to allow the project to qualify for CMHC’s Rental Housing Financing 
Initiative. The rent table provides at the top of Schedule 18, provides a detailed summary of adjusted 
market rents vs. adjusted Manitoba Housing affordable rents (year 2020).   

9.0 (cont’d) 
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At 90% of gross potential residential rental revenue, the actual rental revenue potential for the 
building is approximately $143k/month, or $1.71M/year.  Assuming net commercial rents for 
approximately 20,110 ft2 at $14/ft2 for $23.5k/month and parking and ancillary revenues just under 
$4k/month, as well as a 2% vacancy, the operating model related to the residential, commercial and 
daycare spaces for this concept projects an annual income to service operating and debt service 
obligations of $1.9 million per year.  

Against this revenue, our model projects just under $700k/year in annual operating expenses and 
$1.47 million in debt service obligations, for a net income of approximately $158k/year (less a 
required 40k capital reserve payment).  This leaves approximately $118k to support BU‘s theatre and 
academic operations, as reflected in Schedule 18. 

9.0 (cont’d) 
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BU Downtown - Concept B (Phase 1)
Residential, Daycare, Commercial & Parking Rental Projections
mixed use development
March 5.18

suite revenue:

# Units Unit Type Size per/ft2 Market Actual Actual Market

6 studioa1 500 1.16$        901.00$            582.12$  3,493$             5,406$           
18 studioa2 500 1.80 901.00 901.00$  16,218 16,218
0 studioP/A 500 1.98 991.10 991.10$  0 0

12 1 beda1 595 1.32 1,113.00 785.16$  9,422 13,356
12 1 beda2 655 1.70 1,113.00 1,113.00$  13,356 13,356
12 1 bedP/A 655 1.87 1,224.30 1,224.30$  14,692 14,692
14 2 beda1 780 1.30 1,537.00 1,016.28$  14,228 21,518
22 2 beda2 780 1.97 1,537.00 1,537.00$  33,814 33,814
12 2 bedP/A 860 1.97 1,690.70 1,690.70$  20,288 20,288
5 3 beda1 990 1.20 1,696.00 1,184.76$  5,924 8,480
7 3 beda2 990 1.68 1,696.00 1,666.32$  11,664 11,872
0 3 bedP/A 990 1.87 1,848.00 1,848.00$  0 0

120

90.00% 143,099$         159,000$      

other revenue
laundry 55 units @ 15 /mo. 825
20000 ft2 commercial @ $14.00/ft2 net 23,462
parking (66 stalls @$57.50/mo) 3,795

total monthly revenue 171,180
  less vacancy of 2% 3,424

total effective revenue 167,757
annual effective revenue 2,013,083$      

annual income to service operating and debt servicing costs 2,013,083$      

operating costs:

management fees (4%) 80,523
marketing, leasing & admin (.5%) 10,065
property taxes ($1,850/residential unit) 222,000
repair & maintenance ($750/residentiial unit) 90,000
onsite personel 45,000
utilities ($1550/residential unit) 186,000
insurance $195/unit) 23,400
contingency & sundry 5,000
security 15,000

676,989$         

residential/commerical net income (before debt service) 1,336,094$      

add government affordable housing funding 291,119
add annual tax increment grant 274,885

adjusted net income (before debt service) 1,902,098$      

debt service (mortgage @ 3.35%, 40 yr. amort, 10 yr term) 1,467,467
debt service (Tax Increment Grant Funding @ 3.75%, 10 yr. amort) 274,885

net income (after debt service) 159,746$         

capital replacement reserve (2%) 40,262

notes:
1. suite revenue based on average Brandon rents for new housing and MHRC rents (adjusted to 2020).
2. commercial rental assumes $14/ft2 net of operating expenses.
3. operating expenses include residential costs plus non-recoverable commercial expenses.

total suite revenue:

Gross RentUnit Rent

Schedule 18

67% residential, incl.1/3 student housing 
(31% MB affordable/65% market split) 

10% commerical, 3% daycare
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Phase 1 – Theatre & Academic Spaces Operating projections 

Schedule 19 models an offset to academic and theatre operating costs from residential and 
commercial rent revenues of $188k (from Schedule 18).  The model demonstrates that if BU is able to 
generate sufficient income from third-party theatre and classroom rentals, there may be sufficient 
residual revenue to leverage further post-secondary or cultural funding dollars or, alternatively, offset 
the operations of future BU downtown development.   

Phase 2 – BU Fine Arts, Gallery, Conference Centre Operating projections 

Schedule 20 models a negative operating budget for the second phase for the Concept B 
development, which includes the addition of fine arts, gallery & conference centre programming.  
Phase 2 revenue sources include conference space revenue and additional commercial rental income, 
as well as    supplementary revenue support from Phase 1 operations.  While showing a loss, this 
phase does show an offsetting revenue potential to BU downtown operations costs.  It should be 
noted that this operating model makes the extraordinary assumption that sufficient capital funding 
has been acquired from private and public sources to allow the second phase of the project to 
proceed, i.e. that minimal debt remains to be serviced. 

Observations Regarding Area Use, Operating Costs and Development Strategy – 
Concept B 

While increasing the number of residential units in turn increases construction and development 
costs and therefore up-front equity requirements, it is clear from the Concept B, Phase 1 financial 
model that increasing density also increases the project’s overall revenue potential.  This makes land 
use more efficient and lowers development costs on a per square foot basis.  It also points to the 
advantages developing additional residential units (and commercial units, pending demand) as part of 
further BU downtown campus development plans, i.e. as a means to offset academic operations 
costs.  The Concept B design, lends itself to this kind of further contemplation, given the lower height 
of the Phase 1 residential tower (relative to the Concept A design), as well as the possibility of 
including a second residential tower as part of a Phase 2/3 development (which has been 
contemplated as a design possibility, but has not been contemplated in the financial models 
presented in this report).  

9.0 (cont’d) 
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BU Downtown - Concept B (Phase 1)
Phase 1 Operating Projections - BU Academic and Theatre
mixed use development
March 5.18

annual revenue:
BU operating allocation (Theatre & Music Program) 576,000$      
theatre rental 48,000$         
classroom rental 18,000$         

add: income from residential development 1. 119,484$      

annual income to service operating and debt servicing costs 761,484$      

annual operating costs:
BU Operating expenses (Theatre & Music)

Academic Salaries 465,000$      
Student Assistants 18,000$         
Benefits 85,000$         

property management fee 6,000$           
marketing, leasing & admin (.5%) 3,807$           
repair & maintenance 2. 40,369$         
cleaning 3. 7,000$           
property taxes 4. -
utilities 5. 42,698$         
insurance 6. 5,000$           
professional fees 2,700$           
capital replacement reserve (4%) 30,459$         
contingency & sundry 2,500$           
security 7. 20,000$         

728,534$      

adjusted net income (before debt service) 32,950$         

debt service (mortgage @ 3.25%, 40 yr. amort, 10 year term) 8. 31,298

net income (after debt service) 1,652$           

notes: 
1. net revenue, after capital reserve payment, from residential, daycare & commercial development (see Schedule 18).
2. includes repairs & maintance allocation and facilities staff salary.
3. assumes a share of cleaning contract with residential tower
4. assumes no property tax paid on post-secondary propoerty
5. utilities costs based on precents from similar facilities.
6. assumes Brandon University CURIE insurance
7. assumes some shared legal and auditing fees
8. assumes maximum financing to assist with capital costs (see Schedule 22).

Schedule 19

BU/Assembly Space (only)
20% BU Classrooms, Theatre and offices
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BU Downtown - Concept B (Phase 2)
Phase 2 Operating Projections - BU Fine Arts,  Gallery and Conference Centre  
mixed use development
March 5.18

annual revenue:
BU

BU operating allocation (Fine Arts Program) 576,000$      
commerical rents (2290 ft2 @14/sft2) 32,060$        
revenues from Phase 1 operations 1. 32,950$        
conference rental 54,000$        

695,010$      
Gallery 

gallery revenue 
municipal operating grant 230,000$      
manitoba arts council grant 185,000$      
other operating grants 

415,000$      

annual income to service operating and debt servicing costs 1,110,010$   

annual operating costs:
BU

BU Operating expenses (Fine Arts Program)
Academic Salaries 465,000$      
Student Assistants 18,000$        
Benefits 85,000$        

property management fee 6,000$           
marketing, leasing & admin (.5%) 5,550$           
repair & maintenance 2. 62,400$        
cleaning 3. 7,680$           
property taxes 4. -
utilities 5. 67,200$        
insurance 6. 5,000$           
contingency & sundry 7. 2,500$           
capital replacement reserve 14,400$        
security 7. 57,600$        

796,330$      

Gallery 
Gallery Operations 415,000$      

415,000$      

total operating expenses 1,211,330$   

net income/loss 101,320-$      

notes: 
1. net revenue, from Phase 1 operations (assuming surplus utilized for operations and not capital).
2. includes repairs & maintance allocation and facilities staff salary.
3. assumes a share of cleaning contract with residential tower
4. assumes no property tax paid on post-secondary property
5. utilities costs based on precents from similar facilities.
6. assumes Brandon University CURIE insurance
7. assumes some shared legal and auditing fees

Schedule 20
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Concept B - Capital Plan Assumptions 

Phase 1 – Capital Plan 

Schedule 21, describes the capital funding and financing that would be required to for a successful BU 
Downtown project according to the Concept B, Phase 1 design. Notably, the overall funding gap 
between CMHC RCFI financing of $30.2 million and the project cost of $66.4 million is approximately 
55% of the total capital required.   
Our model suggests that the $36.2 million gap could potentially be closed by approximately 33% (or 
$21.9 million) by means of successfully accessing potentially available sources of public funding.  
However, this would still require BU to raise $14.2 million or 21% of the overall project costs 
(excluding the capital related to the site of an additional $6.8 million described in Schedule 15).    
It should be noted that of the remaining $14.2 million capital gap: 

• $3.2 million (23%) relates to monies that would need to be raised to support the academic
program of this phase of development

• $1.2 million (8%) of the capital gap relates to the daycare
• $9.8 million (69%), that remains, relates to residential and commercial capital requirements

(although these functions represent 83% of Phase 1 programming)

Plan for reducing Phase 1, $36.2 million capital gap 

One potential source of funding for the BU Downtown project would include post-secondary 
infrastructure matching grant programs (previously described).  
For the purpose of this model, we have included 33% institutionally sourced to 66% federal and 
provincial matching for the capital costs associated with the theatre, classrooms and other 
educational spaces included as part of Phase 1 of the BU Downtown project.  In this model, post-
secondary infrastructure grant program support represents approximately $10.2 million.  In and of 
itself, this amount of grant would require BU to raise $5.1 million in matching funds. 

$36.2M - $10.2M = $26.0M remaining 

We have also included a 33% match of federal support through Heritage Canada’s cultural spaces 
fund for the proposed theater space.  In this case, Heritage Canada funds represent approximately 
$1.5 million in support, matched by $2.9 million in BU sourced funds, against a $4.4 million in black 
box theatre construction and development costs.  These Heritage Canada cultural capital dollars 
could, in turn, be stacked against the $5.1 million institutional requirement for levering post- 
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secondary matching dollars, reducing the overall academic program gap to $3.6 million to be raised 
(more than satisfying the Heritage Canada matching requirement). 

$26.0M - $1.5M = 24.5M remaining 

Historically, the province has supported the creation of affordable housing units. For the purpose of 
this model we have assumed that the project would receive an equivalent-to-capital MHRC operating 
subsidy of $160k/affordable unit for 37 units, i.e. the equivalent of $5.9 million. (A corresponding 
operating subsidy of $291k from MHRC required to service mortgage obligations related to this 
amount of capital support is reflected in Schedule 18). 

$24.5M - $5.9M = 18.6M remaining 

The province currently supports childcare capital through a 40% contribution program housed in the 
Department of families. In this model this amounts to an approximately $730k contribution to the 
overall project.  Leaving approximately $1.2 million to be raised for the child care centre. 

$18.6M - $0.7M = 17.9M remaining 

We have also modelled provincial and municipal TIF support, in the amount of $1.8 million over 10 
years, and $1.5 million in Rental Housing Construction Tax credits, into the project’s capital sources. 
Pending the ability to achieve certain energy efficiency targets, the project would also be able to 
achieve approximately $300k in Manitoba Hydro Power Smart support. The total for these sources of 
funding would be $3.7 million. 

$17.9M - $3.6M = 14.2M remaining 

Site-Related Costs 

As with Concept A, site-related costs have been intentionally excluded from the above capital 
calculations. In the Concept B these site costs add $6.8M, mostly due to increased shoring costs. 

$14.2M + 6.8M = 21.M remaining (without support for site development) 
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Capital Plan Observations 

As with the first design concept, a significant gap of $14.6 million remains for the first phase of this 
project – excluding an additional $6.8M in site preparation requirements.  As such, the financial 
model for this concept and phase points either to the need for significant fundraising, and/or joint 
venture or community partnerships, related to the residential and/or arts programming.  Again, a co-
operative housing or life-lease partnership model may raise significant equity, i.e. around $4 million 
over 40 seniors’ units and reduce the $9.8 million capital gap associated with the residential aspects 
of this particular concept and phase.  

Alternatively, and even more than was the case in Concept A, the model for Concept B suggests that a 
project (or projects) with more modest footprints, but which still make a virtue of density, may have a 
greater chance of being developed. 

Phase 2 – Capital Requirements 

The capital requirements for Concept B, phase 2 are summarized in Schedule 22, and reflect a similar 
approach to funding sources as undertaken in Phase 1.  
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BU Downtown - Concept B (Phase 1)
Phase 1 Capital Requirements 
mixed use development
March 5.18

Required Capital 

total project costs 1. 66,390,677$               

raised capital 2. (14,243,701)

52,146,976$               

fundable costs 52,146,976$               

government housing operating subsidy 3. 5,920,000
government post secondary & community capital funding 4. 11,616,813
government daycare funding 5. 729,600
tax increment funding 6. 1,806,348
rental housing construction tax credit 7. 1,440,000
Manitoba hydro power smart credit 8. 378,214
mortgage financing 9. 30,256,001

52,146,975$  

additional equity required 10. 0$      

notes: 
1. Total project costs includes 184,000 ft2, net rentable residential is 92,000ft2 (81% efficient).

The model assumes a 14 storey building, 120 residential units (3th-15th floor), 66 surface and
semi-structured parking stalls.  The building includes 15,000 ft2 of commercial space, 5,000ft2 of
daycare space, and 31,500 ft2 of Theatre, classroom, meeting and office space.

2. Represents capital to be raised via fundraising or participatory investment, e.g. joint venture partner.

4. Represents 1/3 university capital to 2/3 federal/provincial matching post-secondary capital program
5. Represents government capital grant of 40% of daycare capital costs.
6. TIF assumes, city and provincial support and a 3.5%, 10 year term & amortization.
7. Manitoba rental housing construction tax credit assumes 120 units at $12,000 / unit.
8. Manitoba Hydro power smart credit assumes $2.00/gross ft2 plus $15,000 for energy model.
9. Mortgage financing assumes 3.25%, 10 year term, 40 year amortization, minimum 110% DSC.
10. Represents remaining amount to be sourced.

Schedule 21
67% residential, incl. 1/3 student housing 

(31% MB affordable/65% market split) 
20% BU classrooms, theatre & offices

10% commercial, 3% daycare

3. Represents MHRC support for MB affordable housing units equivalent to $160,000/unit
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BU Downtown - Concept B (Phase 2)
Phase 2 Capital Requirements 
BU fine arts, gallery and convention development
March 5.18

Required Capital 

total project costs 1. 27,648,256$    

raised capital 2. (10,820,328)

16,827,929$    

fundable costs 16,827,929$    

government housing operating subsidy 0
government post secondary & community capital funding 3. 16,128,149
government daycare funding 0
tax increment funding 4. 38,869
rental housing construction tax credit 0
Manitoba hydro power smart credit 5. 110,910
mortgage financing 6. 550,000

16,827,929$    

additional equity required 7. -$    

notes: 
1. Total project costs include approx. 45,155ft2, comprised of BU conference, Fine arts & gallery space,

primarily in a structure independent of those built in Phase 1.   Includes 1690ft2 of added commercial.
2. Represents capital to be raised
3. Represents 1/3 university capital to 2/3 federal/provincial matching post-secondary capital program
4. TIF assumes, city and provincial support and a 3.5%, 10 year term & amortization.
5. Manitoba Hydro power smart credit assumes $2.00/gross ft2 plus $15,000 for energy model.
6. Assumes 3%, 10 year term, 25 year amortization, minimum 100% DSC, loan with BU loan guarantee.
7. Represents remaining amount to be sourced.

Schedule 22
BU fine arts & Gallery 

BU classroom and offices
BU convention space
additional commercial

118



 9.4 Structured Parking 

Schedule 23 summarizes the additional construction and soft costs to develop structured parking in 
either a 2-level (194 stalls) or 1-level (81 stalls), below grade parkade, as relates to each of the design 
concepts A and B and their corresponding phases, and is summarized in the table below: 

Parkade Structure 
Description 

Design Concept Additional Cost to 
Phase 1 (only) 

Additional Cost Phase 
1&2 

1 level  Concept A $  6,666,480 $  5,406,240 
2 levels  $19,618,070 $17,157,590 
1 level Concept B $  4,919,592 $ 4,019, 592 
2 levels $17,972,294 $16,112,294 

Given the extraordinary additional costs to develop 2-levels of parking in either concept, with a low of 
$16.1 million and a high of $19.6 million, and 1-level of parking, with a range of $4 million to $6.6 
million, it is evident that alternative strategies to building structured parking on the site should be 
contemplated.   For this reason, parking has not been included in any of the project costing options 
presented.  Alternatives to newly-built structured parking have been suggested earlier in this report 
and range from leasing parking stalls from nearby sites (perhaps, accompanied by an on-site valet-
service), to a car sharing arrangement, to a shuttle service or increased city transit services.  
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BU Downtown - Structured Parking Costs Schedule 23
Construction and development costs related to 1 and 2 level parkades, depending on concept and phases
March 5.18

Structured Parking Construction Costs 
Independent of concept Phase 1 Phase 2 Phase 1 Phase 2

2 Level Parkade - 194 Stalls - 80,344 SF
AREA Unit Cost/ SF

Shoring (Princess, 9th and 10th Ave's) 13,388       Sq Ft 600.00$           8,032,800$              (1,440,000.00)$                 (2,000,400.00)$              (2,811,480.00)$                  (1,500,000.00)$             
Dewatering 100,000$                 (50,000.00)$                      (50,000.00)$                    (50,000.00)$                        (50,000.00)$                   
Parkade Area (2 Level Parking Structure - 194 Stalls) 80,344       Sq Ft 118.00$           9,480,592$              
Waterproofing Deck Membrane & 3" HDS Insulation 18,000       Sq Ft 12.50$             225,000$                 

9,705,592$      9,705,592.00$                  9,705,592.00$                9,705,592.00$                   9,705,592.00$              
Shoring / Dewatering 8,132,800$      6,642,800.00$                  4,592,400.00$                5,271,320.00$                   3,721,320.00$              
Total 17,838,392$   16,348,392.00$                14,297,992.00$             14,976,912.00$                 13,426,912.00$            

1 Level Parkade - 81 Stalls - 34,400 SF
AREA Unit Cost/ SF

Shoring (Princess Ave) 4,096  Sq Ft 400.00$           1,638,400$              (1,000,200.00)$              (1,405,740.00)$                  (750,000.00)$                
Dewatering 80,000$                   (50,000.00)$                    (50,000.00)$                        
Parkade Area (NOTE: Single Level 81 Parking Stalls) 34,400       Sq Ft 105.00$           3,612,000$              
Waterproofing Deck Membrane & 3" HDS Insulation 18,000       Sq Ft 12.50$             225,000$                 

3,837,000$      3,837,000.00$                  3,837,000.00$                3,837,000$         3,837,000$                    
Shoring / Dewatering 1,718,400$      1,718,400.00$                  668,200.00$                   262,660$            (487,340)$                      
Total 5,555,400$     5,555,400.00$                  4,505,200.00$                4,099,660$         3,349,660$                    

Phase 1 Phase 2 Phase 1 Phase 2

19,618,070.40$                17,157,590.40$             17,972,294.40$                 16,112,294.40$            
6,666,480.00$                  5,406,240.00$                4,919,592.00$                   4,019,592.00$              

Phase 1 Phase 2 Phase 1 Phase 2

notes:
1. represents structured parking total construction costs less duplicated shoring/dewatering costs for Concept A  (by  number of levels and phases)
2. represents structured parking total construction costs less duplicated shoring/dewatering costs for Concept A  (by  number of levels and phases)
3. represents total added development costs of structured parking for Concept A  (by  number of levels and phases)
4. represents total added development costs of structured parking for Concept B (by  number of levels and phases)
5. represents construction costs of 2 level parkade (independent of concept)
6. represents construction costs of 1 level parkade  (independent of concept)

2 Level Parkade - 194 Stalls - 80,344 SF
1 Level Parkade - 81 Stalls - 34,400 SF

2 level parkade 2 level parkade 

1 level parkade 1 level parkade 

Concept A - Structured Parking Concept B - Structured Parking

Concept A - Structured Parking
Development Costs 3.

Concept B - Structured Parking
Development Costs 4. 

Parkade - 194 Stalls

Parkade - 81 Stalls

Construction Costs 1. Construction  Costs 2.

Allowance

Allowance
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9.5 Summary 

Having illustrated a critical path to close the fundraising gap for either conceptual approach, it is our 
understanding that the scale of fundraising required by BU for Phase 1 development in either concept 
A or B is steep relative to previous campaigns for campus development. While a significant portion of 
grants and beneficial mortgage financing would be available the program for residential, childcare or 
community cultural space development and only a portion of conventional academic building space, 
there is good planning and financial reasons to pursue a visionary and integrated development 
concept for the site. A next step in assessment and evaluation should test the campus capacity and 
support for closing the capital gap for phase 1 of development.  

If the gap exceeds the risk tolerance and will of stakeholders, the master planning work contained 
within this study could be used to prioritize the functional program and scale the development capital 
costs with a more incremental approach to the site.  
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10.1 CMHC Mortgage Insurance and Flexible Financing 
Programs for Affordable Housing 

The Federal government has introduced a number of affordable housing programs in the last two 
years, including the introduction of a direct lending program for affordable housing, an innovation 
fund, changes to its insurance programs for affordable, student and seniors housing, and changes to 
its SEED Loan program for affordable housing.  BU’s downtown project could qualify for a number of 
these programs.    

CMHC SEED Loans for Affordable Housing 

The new CMHC SEED Loans for Affordable Housing program allows for $50k in forgivable 
contributions and up to $200k in repayable low interest loans (repayable on project receiving 
construction financing) for the pre-development and early stages of affordable housing project 
development. UWCRC would recommend that BU access CMHC SEED monies to pay for further 
development and professional services support should it seek to pursue the residential/affordable 
housing component of the BU downtown project.  For more information on CMHC SEED funding see: 
https://www.cmhc-schl.gc.ca/en/inpr/afhoce/afhoce/afhoce_001.cfm 

CMHC Rental Housing Construction Finance Initiative (RCFI) 

Last year CMHC introduced the RCFI direct lending program, which provides low cost funding to 
eligible borrowers during the most risky phases of product development (construction through to 
stabilized operations). Eligible borrowers include municipalities, not-for-profit developers, and for-
profit developers. CMHC mortgage loan insurance is included and provides access to preferred 
interest rates lowering borrowing costs for the refinancing of multi-unit residential properties and 
facilitates renewals throughout the life of the mortgage.  Projects of at least $1 million and 5 units, 
that are either purpose built residential rental or of mixed use between residential rental and non-
residential rental and that offer affordable residential rents, accessible units, greater energy 
efficiency and reduced greenhouse gas emissions, and that can demonstrate long term financial 
viability without subsidies may be eligible for CMHC insured direct financing. For more information on 
qualifying for RCFI support, see:  
https://www.cmhc-schl.gc.ca/en/hoficlincl/moloin/mupr/rental-construction-initiative.cfm 

10.0 Sources of Funding 
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Pending the ownership structure and design of the BU downtown project, the project could be 
eligible for RCFI funding. Given the low cost of financing, and the fact that projects that qualify for 
funding under the RCFI benefit from greater underwriting flexibilities, UWCRC 2.0 would suggest to 
BU that RCFI funding be contemplated for supporting its project.  

CMHC Mortgage Loan Insurance 

CMHC’ mortgage loan insurance for multi-unit residential properties, provides access to preferred 
interest rates lowering borrowing costs for the construction, purchase and refinance of multi-unit 
residential properties and facilitates renewals throughout the life of the mortgage. CMHC provides 
additional incentives are available to support affordable, student, and retirement rental housing 
projects.  While UWCRC 2.0 would recommend first pursuing support through the RCFI program, it is 
our view that conventional financing, supported by a CMHC affordable (or alternatively, student or 
retirement) Mortgage Loan product would be advantageous to BU. For more information on CMHC’s 
Mortgage Loan Insurance Program can be found at:  
https://www.cmhc-schl.gc.ca/en/hoficlincl/moloin/mupr-temp/index.cfm 

CMHC Affordable Rental Innovation Fund (ARIF) 

In April 2016, CMHC announced the creation of an Affordable Rental Innovation Fund. The program 
aims to encourage new funding models and innovative building techniques in the rental housing 
sector. The $200M ARIF is expected to help create up to 4,000 new affordable units over 5 years and 
is geared to reducing reliance on long-term government subsidies. The ARIF is available to eligible 
individuals, corporations and organizations wanting to build new affordable rental housing units in 
Canada in response to demonstrated community need. Units must maintained at affordable rates for 
a minimum of 10 years. Eligible applicants include municipalities, private sector developers and 
builders and non-profit housing providers. 

Applicants must demonstrate the use of innovative solutions for affordable rental housing: this may 
include the use of customized financing models or unique designs use to overcome rental barriers 
and lower the costs and risks associated with housing projects. Projects with added value, for 
example, those designed with higher impact through replicable designs, easy access to transit or 
those that serve vulnerable constituents, are reviewed more favourably. 

For projects to qualify for ARIF, applicants must also demonstrate how their projects will achieve a 
minimum 10% decrease in energy intensity and greenhouse gas (GHG) emissions relative to similar 
projects constructed to building code requirements of their respective jurisdictions. They must also 
meet accessibility requirements, with at least 10% of units qualifying as accessible suites. Units must 
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additionally demonstrate that they can be viable without the need for ongoing government subsidies 
after the 10-year mark. 

The amount and type of ARIF support will vary based on proposals received, and CMHC may require 
security depending on the proposal. In addition to forgivable loans and contributions, innovative 
funding options will be available to applicants. These options may include equity capital investments, 
minority ownership models, dividend payments or other innovative arrangements. Applications are 
accepted and reviewed on an ongoing basis, with funding commitments made quarterly. 

10. 2 Provincial Borrowing Authority and Loan Guarantees

BU will be familiar with the processes involved in accessing provincial borrowing authority and 
provincial loan guarantees to support post-secondary capital projects.  Provincial borrowing authority 
and provincial loan guarantee have also been used to support affordable housing projects at other 
post-secondary campuses in Manitoba.  Access to provincial borrowing authority and/or provincial 
loan guarantees for the post-secondary, arts and/or public assembly spaces, in particular, could prove 
advantageous for the development of space associated with these uses, especially as the mortgage 
amortization periods, lending rates and debt service requirements tend to be more favourable than 
are available through conventional sources.  The lending terms associated with provincial borrowing 
authority and current provincial funding climate, as well as the introduction of certain new CHMC 
direct lending products, may make provincial borrowing authority less attractive than federal sources 
for the residential and commercial aspects of BU’s downtown project, however.     

10.3 Conventional Financing 

If the BU downtown project does not qualify for direct lending through CMHC’s RCFI program or 
provincial borrowing authority, it will be necessary to secure long-term financing through 
conventional bank and/or insurance company sources.  Typically conventional borrowing will require 
greater up-front equity, have shorter amortization periods and have higher interest rates than would 
be otherwise available through CMCH direct lending or provincial borrowing authority.  This said, 
where conventional borrowing is supported by CMHC affordable housing program mortgage loan 
insurance programs and/or provincial loan guarantees, and where longer amortization periods are  
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negotiated, conventional financing can result in attractive terms and make for viable and sustainable 
projects.  UWCRC 2.0 thinks that in the absence of public financing, there would be opportunities for 
BU to support some or all of its downtown project through conventional financing sources at 
reasonable lending rates and debt service requirements, working with a mortgage broker, as 
appropriate. 

10.4 Manitoba Housing and Renewal Corporation (MHRC) 

Capital and Operating Support 

Capital funding and or operating subsidies are at times available through Manitoba Housing to cover 
the cost differential between the capital costs of the building units and the affordable rents available 
to service that cost and/or to fully or partially cover the differential rates between market and 
affordable rents. In UWCRC/UWCRC 2.0’s own experience MHRC’s support has come in the form of 
direct capital grants (as in the case of McFeetors Hall) or in the form of operating subsidies that 
amortize the equivalent value of a capital grant over a 40-year period (as in the case Downtown 
Commons).  The affordable housing units within the residential component of the BU’s downtown 
project could be a candidate for support of this kind through MHRC.    

Rent-geared-to-income Supplements 

Rent Supplement agreements, which provide grants to tenants in affordable units who cannot pay 
affordable rents, are also sometimes available through the province. In the McFeetors project, 
tenants in 10 of 19 affordable units receive rent-geared-to-income (RGI) rent supplements.  In the 
Commons project, tenants in 32 of 46 affordable units receive rent-geared-to- income supplements. 
UWCRC 2.0 would recommend that BU pursue RGI rent supplements for its downtown project.  

Residential Adaptations for Disabilities Program 

Landlords with tenants who have low incomes, may apply for financial assistance to make 
adaptations to homes and housing units through the Residential Adaptions for Disabilities Program, 
for adaptations that assist in increasing the mobility, safety and independence for persons who find it 
difficult to do everyday tasks in their units.  Depending on the residential unit mix and tenant need, 
BU may be in a position to access Residential Adaptations program dollars.  
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Rental Housing Construction (RHC) Tax Credit 
The Rental Housing Construction (RHC) Tax Credit is a financial incentive offered by the Province of 
Manitoba through Manitoba Housing and Manitoba Finance to private and non- profit housing 
developers (including non-profit co-operatives) to address the persistent shortage of rental housing 
in Manitoba communities. New rental housing is eligible and can offset a proportion of an owner’s 
capital investment through a tax credit equal to eight percent (8%) of the capital cost of new rental 
housing construction, to a maximum of $12,000 per residential unit.  To receive the tax credit, a 
minimum of ten percent (10%) of units constructed must have affordable rents.  BU’s proposed 
mixed-income residential project would likely meet the 10% affordable unit threshold, making it 
eligible for a significant RHC tax credit.  

10.5 Municipal and Provincial Tax Increment Financing 

There is an obvious benefit to source tax increment finance (TIF) funding for the BU Downtown 
development project.  In Manitoba, TIF grants have been made available to developers in recognition 
of their importance in encouraging vibrant downtown and core area residential and commercial infill 
development.  TIF has also been utilized by the province and municipalities to encourage large public 
facilities (e.g. the Bombers Stadium development) and rural economic development (e.g. recent 
Simplot announcement in Portage La Prairie).   

A broad mandate for the use of TIF grants, including the use of those funds as a direct subsidy for 
development, is generally required either to enhance public spaces or to assure a reasonable mix of 
affordable housing. In instances where TIF grants are applied to housing they allow developers to 
close a portion of the capital gap between construction costs and rent ceilings associated with the 
affordable units in those projects. 

TIF grant funding through the Province of Manitoba and the City of Winnipeg has proven to be a 
critical funding tool in several downtown Winnipeg developments, including Manitoba Hydro’s HQ, 
the True North Square development, and  two of UWinnipeg’s mixed income (market/affordable) 
rental housing developments, namely, the Downtown Commons and McFeetors Hall projects, among 
others.  In the case of the Downtown Commons, City of Winnipeg and Provincial TIF commitments, 
which provided reimbursements for municipal, provincial and school board property taxes for a 
period of 15 years provided the equivalent of $2.5 million in equity and amounted to approximately 
8% of the overall costs of the project. 
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The availability of TIF financing through the Province of Manitoba and/or the City of Brandon would 
be similarly advantageous to the BU Downtown development.  While the City of Brandon has yet to 
provide TIF to a completed project, Brandon’s existing TIF program (as structured on the McKenzie 
Seed Building example) would provide 5 years of municipal property tax relief, and 5 years of 50% 
municipal property tax relief.   

It is UWCRC 2.0’s opinion that TIF as a source of capital for affordable/mixed-use housing is will prove 
critical to the viability of BU’s planned downtown development. During the course of UWCRC’s 
consultations, Brandon’s administration expressed a willingness to utilize its current program and/or 
look at ways to enhance that program to assist BU with its downtown project via some form of TIF 
instrument.  The recent Simplot announcement in Portage La Prairie may also signal that the 
Provincial government is open to supporting community economic development projects via TIF 
initiatives on the provincial portion of property tax (i.e. the education levy).   

10.6 Equity Investors in Affordable Rental Housing 

In instances where public funding and financing are limited, BU may need to find equity 
investors/joint venture partners for its downtown campus development. This is kind of arrangement 
may of particular interest to the residential aspect of the downtown project. Investments of this kind 
could be sourced from individual investors, other non-profit organizations, pooled funding sources, 
such as real estate investment trusts (REITs), non-profit social housing organizations, and/or 
participating debt lenders, and could be engaged either for more substantial or rather more 
supplemental sources of project capital depending upon BU needs and or residential program 
objectives, i.e. depending on mix of units designated for market, senior, student and newcomer 
housing. Joint venture partnerships may also be advantageous for assembling the required capital 
and or operating funding required for the shared art and public assembly spaces that are currently 
being contemplated for the downtown project.    

10.7 Co-operative Housing 

The rental co-op involves the pooling of resources by a group of people interested in shared 
accommodation. Typically, shares in the development are purchased—representing a member's 
deposit that can be used to start the development process. Some members provide interest-free 
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loans, for the benefit of the collective, thus enabling the project to secure financing. When they 
leave, members resell their shares (deposit) to the co-op at their original full value.   

There are several different types of co-op models, described below:  

a. Not-For-Profit Model (Emphasizes Long-Term Affordability)

Not-for-profit housing co-ops operate without the purpose of financial gain for members. They are 
the most common type of housing co-op in Manitoba. This type of housing co-op is an option for 
people who want greater participation and democratic control over their environment than they 
would have if they were renting from a landlord. The price of the share is often low –about equal to 
the amount a landlord would charge for a damage deposit.   

However, it could also be quite high, especially if the cooperative is a new construction and requires a 
lot of capital. In both cases, if a member leaves a not-for-profit housing co-op, the original share price 
is returned to them. They receive only the amount they paid when joining; they do not receive any 
increase in property value that may have occurred during their membership. Any increase in equity 
remains with the housing co-op, helping to keep the housing charges affordable for future members.   

Not-for-profit housing co-ops are subject to specific restrictions in accordance with The (Manitoba) 
Cooperatives Act: 

• They may not issue investment shares.
• Once established, they can’t convert into equity housing co-ops.
• If the housing co-op is dissolved, the remaining assets must be given to another not for

profit  housing co-op, a Manitoba co-op with similar objectives and limitations, a
charitable organization or The Cooperative Promotion Board.

b. Full Equity Co-Ops (Allows Members to Retain Market Gains)

Equity housing co-ops allow members to take advantage of market appreciation –just as they would 
when buying a condominium or other single-family dwelling. When members buy into equity housing 
co-ops, the mortgage equals the market value for the housing they will occupy, plus any additional 
equity contribution required by the housing co-op.   

When members leave the housing co-op, they can sell their portion of the cooperative back to the 
housing co-op at market value, including any growth in value beyond their initial investment.  
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Financing may be arranged between a financial institution and the individual member, or with the 
cooperative –whichever is the standard practice for the housing cooperative.   

As is with all for-profit cooperatives, equity-housing co-ops may issue investment shares. Unlike a 
non-cooperative business, a cooperative retains the right to exclude investors from having a say in 
the housing co-op. Unlike a condominium, the board must approve each new member. 

c. Limited Equity Co-Ops (Balances Market Gains and Long-Term Affordability)

This type of housing co-op is a hybrid of the not-for-profit and full equity co-op models. Members 
may add provisions to their bylaws to receive a portion of the market appreciation when they sell 
back their shares to the housing co-op. However, the percentage of market appreciation they receive 
is typically limited to maintain the long-term affordability of the housing co-op for future members.   

Limited equity housing co-ops devise a formula to determine the amount of profit equity members 
can retain when leaving. It may be the portion of principle they have contributed (not including the 
interest, taxes or other housing charges they have paid). It could also be a percentage of the market 
value of the cooperative. The formula is determined by the founding members and can be amended 
by the housing co-op board. 

d. Multi-Stakeholder Co-Ops (A Way to Strengthen Share Capital And Governance)

Housing co-ops can have multiple types of members who share a common interest in the co-op’s 
success. These multi-stakeholder co-ops are most often used as a tool for community and social 
development.   

For example, the Western Manitoba Seniors Non-Profit Housing Co-operative is a multi-stakeholder 
model because it has two classes of membership – a Supporting Class and a Resident Class.  

The various groups or classes of membership are designated in the housing co-op’s articles of 
incorporation. These membership classes can include a group of supporting members who purchase 
shares in a housing co-op but do not live at the property. Supporting members may be family 
members of housing co-op residents or local businesses that want to be involved. They can also 
include incorporated organizations such as non-profits, co-ops, businesses or municipalities. Their 
participation is a way to add expertise and capital to the housing co-op. 
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For the downtown BU project, the not-for-profit, limited equity, and especially the multi-stakeholder 
co-op models would likely prove the most workable and advantageous.  

10.8 Life Leases 

Life leases rely on down payments and equity from purchasers who are typically homeowners. Units 
are usually affordable because they are smaller and because the equity contributions can lower 
project financing costs. Marketing costs can often be avoided, further enhancing affordability. 
Owners, however, can resell on the open market, potentially decreasing long-term affordability.  This 
model is commonly used to develop affordable seniors’ housing projects and may be a model to be 
explored by BU for its residential program at the downtown site.  

10.9 Post-Secondary Infrastructure Grant Programs 

Post-secondary infrastructure matching grant programs typically involve one-third institutional 
funding, one-third federal funding, one-third provincial funding, or are based on a one-to-one 
matching funds basis.  Funding sources such as the Building Canada Fund, the recent post-secondary 
Strategic Funding Initiative (SIF), of the previous federal Knowledge Infrastructure Program (KIP) with 
which BU would be familiar, are examples of funding of this kind.  These types of grant program can 
frequently be stacked against other government programs and tax incentives, such as municipal and 
provincial tax increment financing programs. 

10.10 Heritage Canada – Cultural Spaces Fund 

The Canada Cultural Spaces Fund (CCSF) through Heritage Canada supports the improvement of 
physical conditions for artistic creativity and innovation. The fund supports the improvement, 
renovation and construction of arts and heritage facilities, as well as the acquisition of specialized 
equipment.  Applications for the CCSF can be submitted throughout the year.    
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10.11 Manitoba Hydro PowerSmart Program 

Manitoba Hydro PowerSmart’s New Building Program 2.0 – performance path, offers a financial 
incentive ranging between $0.50/sq. ft. - $2/sq. ft. of the new building’s eligible floor space, as 
determined by the project’s final energy model (please see incentive table below).  This incentive is 
paid to the customer (as indicated on the New Buildings Program application) upon completion of the 
project and once all program deliverables have been submitted and approved. To qualify for a 
PowerSmart designation the building must be designed to be at least 10 per cent more energy 
efficient than the minimum requirements of the Manitoba Energy Code for Buildings (MECB) 2013. 
UWCRC would recommend that BU access this program for the Downtown project.   

For further information see: 
https://www.hydro.mb.ca/your_business/new_building/performance_path_guide.pdf 

Building energy target 
(% better than MECB) 

Incentive factor 
($/sq. ft.) 

5% $0.50 
6% $0.60 
7% $0.70 
8% $0.80 
9% $0.90 

Po
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10% $1 
11% $1.10 
12% $1.20 
13% $1.30 
14% $1.40 
15% $1.50 
16% $1.60 
17% $1.70 
18% $1.80 
19% $1.90 
20% $2 

(source: MB Hydro PowerSmart New Buildings Program 2.0 – Performance Path Guide) 
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10.12   Fundraising & Impact Investments 
Fundraising 

Funds for various capital projects are often raised through private sector fundraising efforts and 
grants awarded by various community foundations.   Support of this kind may assist in raising the 
equity required of public and/or private lenders and ultimately bring down financial carrying costs.  
Donations and grants or this kind, sometimes associated with naming rights and sponsorship, can also 
provide support to various capital project and/or program enhancements.  

Given the heightened public profile of the BU downtown project within the City of Brandon and HUB 
district, as well as some of the unique environmental, social, and cultural dimensions that are likely to 
be incorporated into this development, as well as BU’s own established internal fundraising capacity, 
UWCRC 2.0 believes that BU will be able to garner support in the form or private donations, 
community foundation grants, naming rights and sponsorships for this project in the areas of housing, 
daycare, post-secondary programming and the arts.  

Impact investing 

‘Impact investing’ refers to investments that are made by charitable foundations in projects, which 
are meant to generate a beneficial social or environmental impact alongside a financial return.  
Impact investing can allow major institutions, community organizations and governments to achieve 
important policy objectives, while alleviating public funding pressures and short and long term 
burden on the tax-payer. While less common in Canada than in the United States, there are several 
foundations in Canada that have an interest in making impact investments consistent with their 
foundations’ mandates, which often include support for affordable housing.  Because housing can 
generate modest returns, there are aspects of the BU downtown project that lend themselves to 
impact investments, which could prove useful in raising the capital required to make the residential 
component of the BU downtown project a reality. As such, UWCRC 2.0 would recommend the 
exploration of impact investing as a source of support for this project.    

10.0 (cont’d) 

135



136



Pre-development, Development and Post-development 
Governance and Organization 

Each stage of campus development at BU – whether on the Main or Downtown Campus – will require 
different approaches to governance, administrative and organizational oversight.  While BU is not 
contemplating the establishment of a special development and operating entity, like the University of 
Winnipeg Community Renewal Corporation/UWCRC 2.0, we would recommend that BU’s Board 
contemplate establishing a BU Campus Development sub-committee comprised of its own members, 
as well as invited members of the broader community  who have a particular interest, experience 
and/or expertise in capital development and who are reflective of the demographic character of the 
City of Brandon, to help provide guidance and oversight to BU’s development aspirations and as it 
works towards greater engagement with the university community and community as a whole.   

The following diagrams (Figures 11.1, 11.2, and 11.3) propose three different governance and 
organizational structures, reflective of the various stages of the development process and the kinds of 
oversight, administrative authority and expertise that, based on our own experience, could prove 
useful as BU looks to future university capital projects.  

11.0 Governance & Organization 

137



Pre-development Governance & Org Structure (Figure 11.1) 

BU BOARD CAMPUS 
DEVLOPMENT SUB-COMITEE 

Board Members 
• Board Chair
• Board Finance Chair
• Board Governance Chair

Administration 
• President
• VP Academic
• VP Finance

Faculty, Staff and Students 
• Faculty, staff and students

Community Members  
(by type of interest or experience; 
may overlap) 

• Development
• Arts & Culture
• Legal
• Accounting
• Design & planning
• Commercial/residential

Property Mgmt.
• New Comer Community
• Indigenous Community
• ED, Brandon Downtown

Development Corp
• City of Brandon, Economic

Development

Developer 
• Design & planning

o Professional Services
• Construction Manager

BU DOWNTOWN 
DEVELOPMENT TEAM 

BU ADMINISTRATION 

Administration 
• President
• VP Academic
• VP Finance

BU BOARD OF GOVERNORS 
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Development Governance & Org Structure (Figure 11.2) 

Developer 
• Design & planning

o Professional Services
Construction Manager 
Add:  

• Affected faculty/
departments

• BU facilities/operations
• Joint Venture Commercial,

Residential and/or Arts &
Culture Partner

BU DOWNTOWN 
DEVELOPMENT TEAM 

Board Members 
• Board Chair
• Board Finance Chair
• Board Governance Chair

Administration 
• President
• VP Academic
• VP Finance

Faculty, Staff and Students 
• Faculty, staff, students

Community Members  
(by type of interest or experience; 
these may overlap) 

• Development
• Arts & Culture
• Legal
• Accounting
• Design & Planning
• Commercial/residential

Property Mgmt.
• New Comer Community
• Indigenous Community
• ED, Brandon Downtown

Development Corp
• City of Brandon, Economic

Development

BU ADMINISTRATION 

Administration 
• President
• VP Academic
• VP Finance

BU BOARD CAMPUS 
DEVLOPMENT SUB-COMITEE 

BU BOARD OF GOVERNORS 

Integrated Design Team 
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Post-development (operational) Governance & Org Structure (Figure 11.3) 

11.0 (cont’d) 11.0 (cont’d) 

BU downtown operations: 
• operations relating to academic programming and facilities management (BU)
• Joint Venture and partnership entities (BU & partners in incorporated entities)
• Third party residential /commercial property management companies (BU

management through third party management company service agreement
contracts)

BU BOARD OF GOVERNORS 

BU ADMINISTRATION 

Administration 
• President
• VP Academic
• VP Finance

o Faculty Deans
o Department Chairs

BU DOWNTOWN DEVELOMENT OPERATIONS AND ENTITIES 
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12.1 Recommendations 

1. Assess risk tolerance for project
a. verify support within university community
b. weigh downtown development aspirations against other campus development priorities and

rank it accordingly
c. evaluate fundraising capacity and potential
d. gauge political and public support

2. Assess scope
a. don’t be afraid to scale down
b. don’t be afraid to take a more incremental approach
c. scale project to win for BU and Downtown Brandon

3. Understand the funding and financing climate and solidify agreements
a. Federally, Provincially, Municipally
b. Foundations
c. Private Donors
d. Private-Sector Investors
e. Not-for-profit investment partners

4. Gather project champions
a. faculty, staff and students
b. City of Brandon

i. Mayor and Council
ii. Planning

iii. Economic Development
c. Brandon Downtown Development Corporation (BDDC)
d. Servants of Services

5. Identify, engage and solidify partnerships
a. Community partners, including seniors’ housing groups,  Arts Organizations, and newcomer-

serving agencies and organizations
b. Commercial
c. Other post-secondary institutions

6. Refine functional plan
a. ensure the right departments and faculties are engaged, before proceeding
b. explore science facilities for potential Phase 2 development

7. Hire a development team
a. to assist in planning, including refining scale, cost and sources of funding and financing
b. to manage the integrated design team
c. to assist in the execution of the project
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12.2 Next Steps 

• Engage public officials in various orders of government, and assess political support and
financial climate

• Work with the BDDC and City, follow the recommendations of the campus master plan to
improve the active transportation network along Princess Avenue

• Work with the BDDC and City, improve lighting and wayfinding signage between the main
campus and downtown campus as directed in the master plan

• Work with the Brandon Downtown Development Corporation (BDDC) and City of Brandon,
develop a parking strategy (including possible shuttle service) that meets needs of the
development without overburdening the project with excessive costs to develop new parking
spaces in the downtown

• Continue collaboration with Servants of Service and begin exploration of possible ownership
models for seniors’ rental apartment housing which may include a joint venture agreement

• Pursue further planning regarding Continuing Education programming

• Explore program partnerships with Assiniboine Community College

• Continue to engage Community and Arts partners as you work towards the development and
to activate the site in the interim
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