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49–3131 

City of Nanaimo 
Suite 300 – 238 Franklin Street 
Nanaimo, B.C. 
V9R 5J6 
 
Attention:  Mr. Al Kenning, Deputy City Manager 
 
Dear Mr. Kenning: 
 
Re:  Market Feasibility Study – Vancouver Island Conference Centre (Nanaimo) 
 
In accordance with the terms of our engagement, we have completed a Market Feasibility Study for the 
Proposed Vancouver Island Conference Centre, to be located in downtown Nanaimo.   
 
The entire study, including all conclusions and recommendations, pertains only to the Conference Centre 
discussed herein.  It is based on our present knowledge with respect to historical, current and projected 
economic data, sources of supply/demand and the status of the competitive market at the completion of our 
fieldwork.  The fieldwork and research portion of this engagement was completed on September 10, 2004. 
 
The projected operating results included in this report for the proposed Conference Centre are intended to 
show the future performance of the facility, and are based on the assumptions developed within this report.  
The projected operating results are based on evaluation of the present economy in Nanaimo, but do not take 
into account or make provision for the effect of any sharp rise or decline in economic conditions.  As in all 
studies of this type, the projected operating results presume no significant change in the competitive position 
of the conference, convention and meeting industry in the immediate area except as set forth in this report. 
 
This report has been prepared for the City of Nanaimo and is intended to be used to evaluate the viability of 
the project.  The information contained within this report should not be used for any purpose other than that 
disclosed herein. 
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Page two… 
 
Our analysis, opinions and conclusions were developed and this report has been prepared to the best of our 
knowledge and belief in conformance with the requirements of the Code of Professional Conduct of the 
Institute of Certified Management Consultants of Canada. 
 
In our opinion, current and projected market conditions support the development of the proposed 
Conference Centre, with a total of 38,000 square feet of rentable function space. 
 
If we may be of assistance in the interpretation or application of our findings or in the furtherance of this 
project, please contact us at your convenience. 
 
Yours very truly, 
 
GRANT THORNTON LLP 
 
 
 
 
Per: Doug Bastin, CMC 

Partner 
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Executive Summary 

Introduction 
The City of Nanaimo (the “City”) has been considering the development of a professional conference 
centre for several years. A Market Feasibility Study completed in 1999 (the “1999 study”), and a 
subsequent update in 2001 (the “2001 study”), concluded that there was sufficient demand for a 
conference centre and that the facility could generate significant economic benefits for the City of 
Nanaimo and its surrounding region.  

The City is now preparing to proceed with the next steps in the process to develop the conference 
centre (the “Vancouver Island Conference Centre”, the “proposed conference centre”, or the “subject 
property”), with a targeted opening date of summer 2007.  As such, the City has engaged Grant 
Thornton to update the Market Feasibility Study and Financial Projections based on current market and 
industry conditions.  The following Executive Summary presents the key findings of the updated Market 
Feasibility Study. 

Subject Property 
The subject site is located in downtown Nanaimo and encompasses an entire city block, which 
fronts onto Commercial Street and backs onto Piper’s Park.  This location is very visible from 
Terminal Avenue, the name of the Old Island Highway (Highway 19A) as it passes through 
Nanaimo.   

The location has a number of surrounding businesses, services, and amenities and is clearly visible 
from the main traffic route through Nanaimo. Access from other communities on Vancouver Island 
and the mainland is considered to be good.   

The Vancouver Island Conference Centre will be a component of a larger development.  Facilities 
proposed for the overall development are as follows: 

o Conference Centre, with approximately 38,000 square feet of rentable function 
space; 

o Commercial / retail space (19,700 square feet); 
o Auditorium; 
o Hotel with 140 guest rooms, a spa and restaurant facilities; 
o Condominium complex, with 48 units; and, 
o Museum. 
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This Market Feasibility Study was conducted for the conference center component of the broader 
development.  Proposed facilities for the Vancouver Island Conference Centre include 
approximately 38,000 square feet of rentable function space, retail space, kitchen facilities and 
administration space.  The adjoining auditorium was not included in this Market Feasibility Study. 
 
City of Nanaimo 
The subject site is conveniently located in downtown Nanaimo, which is central to communities on 
Vancouver Island.  Nanaimo’s status as a hub for the central and north Island and its access to the 
mainland are positive factors that will help influence the performance of the facility.  Nanaimo is not 
well known outside British Columbia. This will make it challenging for event planners to attract 
events and participants from some markets. These factors reinforce the importance of regional and 
provincial markets for the proposed facility.    
 
A major factor in selecting a venue and location for conventions, conferences and consumer shows 
is the vibrancy and make-up of the local and regional business/professional community. In this 
regard, Nanaimo is less attractive than some of its competitive event destinations. However, the city 
is in transition and is expected to become more vibrant and appealing to event organizers over time.  
 
Another key factor in host city selection is the supply and quality of hotel accommodation and the 
availability of supporting tourism activities and services.  There are currently not enough higher-end 
hotel rooms to support a large conference where all attendees require good quality accommodation. 
In order to support a significant amount of higher-end, larger events, additional good quality hotel 
rooms will need to be added to the market over time.  In terms of supporting tourism activities and 
services, Nanaimo is enhancing its amenities and services as well as revitalizing its downtown 
commercial area, which will improve its attractiveness to organizations and event planners.   
 
Key Industry Trends 
This report documents industry changes that were important to consider in the revised supply-demand 
analysis and financial projections for the subject property.  Based on the updated industry analysis, the 
most critical differences between 1999 and 2004 are as follows:  

• The North American meetings market is projected to experience a 4.0% average growth in 
spending and revenue according to Futurewatch 2004.  Canadian meeting planners have 
forecasted a 12% increase in event budgets compared to a 25% increase for US and European 
planners.   

• Since the 1999 and 2001 studies, North America has experienced slower growth in the number 
of tradeshows and tradeshow attendance.  The slow-down in demand, coupled with recent and 
proposed additions to venue supply, has resulted in a more competitive environment in 2004.   
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• Within North America, western conference and tradeshow destinations have been performing 
relatively well.  This positive performance is in response to population growth, economic 
growth and growth in facility capacity, in addition to effective marketing strategies.  

• Since the 2001 Study, Vancouver has secured its bid to host the 2010 Olympic and Paralympic 
Winter Games.  This presents tremendous opportunities for the province’s economy, including 
its conference and trade show industry. 

 
Supply-Demand Analysis 
Provincial delegate days have decreased by 6.2% per year over the last four years. This decline is due 
in part to the closure of one major facility (the Telus Whistler Conference Centre) for renovations 
and the planned renovation of the Vancouver Convention and Exhibition Centre. However, growth 
is forecasted for the industry, which is supported by significant gains made year-to-date in 2004 by 
each facility over year-to-date 2003.   

Conference facilities in smaller centers such as Penticton and Kelowna have performed extremely 
well in recent years.  This is a positive indicator for the subject property as the broader trade areas of 
Nanaimo and Penticton share similar socio-demographic characteristics.  Interviews with competitor 
facilities indicated that there is room in the market for the subject property, particularly to service 
local, regional and some provincial business.  Currently, there is a lack of professional conference 
space in Nanaimo and on Vancouver Island (with the exception of Victoria), which is a favorable 
factor for the potential performance of the subject property.   

The supply-demand projections were prepared based on significant market research, including the 
examination of the recent performance of other convention centers in BC and interviews with potential 
sources of business.  The following table compares the total number of events projected for the 2001 
Study and the 2004 Study. 
 

Demand Projections – Number of Events 

 Year 1 Year 2 Year 3 Year 4 Year 5 

2001 Study (2004 = Year 1) 211 239 246 251 251 

Conferences 
Trade shows 
Other events 

18 
10 

183 

25 
11 

203 

31 
12 

203 

36 
12 

203 

36 
12 

203 
2004 Study (2007 = Year 1) 364 397 404 410 410 

Conferences 
Trade shows 
Other events 

21 
10 

333 

29 
11 

357 

35 
12 

357 

41 
12 

357 

41 
12 

357 
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Financial Projections 
The 2004 Study financial projections indicate that the subject property should realize higher 
revenues than projected in the 2001 Study.  This is a result of the increase in the number of 
projected events, higher rental rates, and the addition of retail lease revenue and parking revenue.  
 

Revenue and Expense Projections  

 Year 1 Year 2 Year 3 Year 4 Year 5 

2001 Study (2004 = Year 1)     
Revenue $1,279,000 $1,600,000 $1,842,000 $2,034,000 $2,067,000
Expenses $1,531,000 $1,832,000 $2,086,000 $2,294,000 $2,331,000
Income Available for Debt 
Service 

($252,000) ($232,000) ($244,000) ($260,000) ($264,000)

2004 Study (2007 = Year 1)  

Revenue $2,347,000 $2,884,000 $3,272,000 $3,671,000 $3,754,000
Expenses $2,557,000 $2,995,000 $3,357,000 $3,749,000 $3,820,000
Income Available for Debt 
Service 

($210,000) ($111,000) ($85,000) ($78,000) ($66,000)

 
 
Conclusions 
Based on the supply-demand and financial projections prepared for this study, the proposed Vancouver 
Island Conference Centre, with 38,000 square feet of rentable function space, is feasible from a market 
perspective. 
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Introduction 

Background 
The City of Nanaimo is pursuing the development of a new conference centre in Nanaimo.  The 
proposed Vancouver Island Conference Centre will be located in downtown Nanaimo, adjacent to 
the Nanaimo Museum.  
 
The planned opening date for the subject property is the summer of 2007.  The Vancouver Island 
Conference Centre will be a component of a larger development.  Proposed facilities for the larger 
development include: 

o Conference Centre, with approximately 38,000 square feet of rentable function 
space; 

o Commercial / retail space (19,700 square feet); 
o Auditorium; 
o Hotel with 140 guest rooms, a spa and restaurant facilities; 
o Condominium complex, with 48 units; and, 
o Museum. 

 
Scope of Engagement 
Grant Thornton LLP has been engaged to update the initial Market Feasibility Study conducted in 
1999, accounting for the subsequent revision completed in 2001. This Market Feasibility Study was 
conducted for the conference center component of the broader development, inclusive of the 
conference centre and the retail space.  Assessing the feasibility of the adjoining auditorium was not 
included within the scope of this study.  The work programme for this project included the 
following objectives: 

• Conducting primary and secondary research on meetings and conferences related to British 
Columbia, Vancouver Island and Nanaimo; 

• Conducting trade area research related to Vancouver Island and the Nanaimo region; 

• Assessing the site in relation to access, visibility and suitability for the proposed facility; 

• Conducting research related to commercial space trends in Nanaimo; 
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• Investigating the depth of area amenities and potential activities for meeting and conference 
attendees and guests; 

• Reviewing the current facility concept; 

• Interviewing competitive / comparable conference centre operations; 

• Conducting research related to the potential feeder markets for the proposed facility; 

• Preparing supply / demand projections for the proposed facility; 

• Preparing financial projections for the proposed facility; and, 

• Preparing a comprehensive report, in draft and final form. 

 
Disclosure Statement 
Appendix A is a disclosure statement, with regard to the standards for the measurement, 
presentation and disclosure of future oriented financial information. 
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Subject Property Description 

Introduction 
This section describes the subject property and examines the suitability of the subject site, in terms 
of its location, access, and the surrounding buildings, amenities and services. 
 
Site Description 
Location 
The subject site is located in downtown Nanaimo and encompasses an entire city block, which 
fronts onto Commercial Street and backs onto Piper’s Park.  This location is very visible from 
Terminal Avenue, the name of the Old Island Highway (Highway 19A) as it passes through 
Nanaimo.  The subject site’s location is positive for the subject property as it is: 

• Along a main traffic artery (i.e., the Island Highway); 

• Located in the central Vancouver Island area; 

• Located within minutes of the Port Theatre, the centre for cultural events held in the City; 

• Located within minutes of the Great Canadian Casino; 

• Located within minutes of the Nanaimo Museum; and, 

• Located along the edge of the downtown core and the harbour. 
 
Transportation Access  
The accessibility of the subject site is a key factor in determining whether the site is a suitable 
location for the proposed conference centre.  The ability for potential delegates to easily access a 
facility is a critical aspect of a conference center’s overall attractiveness.   Access to Nanaimo via 
major forms of transportation is discussed in the following paragraphs.   
 
Air Access 
The Nanaimo Airport (“YCD”) is located approximately 18 kilometres south of downtown 
Nanaimo (approximately 20 minutes’ driving time).  Air Canada currently operates seven flights per 
day between Vancouver International Airport and Nanaimo (flights carry 37 or 50 passengers).    
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There are three float-plane companies that also fly into Nanaimo.  Harbour Air flies out of 
downtown Vancouver and offers 11 flights daily.  Baxter Air flies out of downtown Vancouver and 
offers 24 flights daily.  The Tofino Air Company flies between Sechelt and Nanaimo and offers four 
flights daily. 
 
Ferry Access 
There are three ferry terminal docking locations in Nanaimo.  The Departure Bay terminal receives 
ferries from Horseshoe Bay (Lower Mainland) every two hours.  The Duke Point terminal receives 
ferries from Tsawwassen (Lower Mainland) every two and one-half hours.  Both of these ferry 
terminals are roughly 10 minutes’ driving time from downtown Nanaimo and the subject site.  The 
third ferry terminal, the HarbourLynx terminal, is located in downtown Nanaimo.  This is a high-
speed passenger-only ferry that offers three trips daily between Nanaimo and downtown Vancouver. 
 
Vehicle Access 
The Island Highway (Highway #19) runs along the east side of Vancouver Island from Nanaimo in 
the south, through Comox, up to Campbell River, and terminates in the town of Port Hardy.  The 
Old Island Highway (Highway 19A) runs through the center of Nanaimo, where it is known as 
Terminal Avenue.  The Island Highway becomes Highway #1 south of Nanaimo and continues on 
to Victoria at the southern end of Vancouver Island.  With the subject site located just off Terminal 
Avenue, vehicle access is considered to be good. 
 
Subject Site Description 
As noted earlier, the subject site is located in downtown Nanaimo and encompasses an entire city 
block, which fronts onto Commercial Street and backs onto Piper’s Park.  It has been proposed that 
Museum Way be extended through to Commercial Street if construction of the subject property 
proceeds. 

The subject property’s proposed retail outlets front onto Commercial Street.  The proposed 
auditorium, new museum, and offices will be located on the north side of the extended Museum 
Way between Commercial Street and Gordon Street.  The ballrooms, salons, meeting rooms, and 
parking stalls will be located on the south side of the newly extended Museum Way between 
Commercial Street and Gordon Street. 
 
Zoning 
The subject site is currently zoned as C-11, “Core Area Commercial Zone”.  The C-11 zoning states 
the maximum height of a building is determined by multiplying the distance from the centre line of 
the street upon which the building fronts to the front line of the building, by two.  The C-11 zoning 
would not allow for the subject property to be built as per the current plans due to height 
restrictions. 

There is currently a draft bylaw in place to change the zoning from C-11 to C-24.  The C-24, “Core 
Zone”, zoning allows for similar uses to the C-11 zoning; however, the height restrictions are slightly 
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different.  The C-24 zoning states the maximum height of a building shall not exceed four storeys 
and must have a setback of 6.0 metres (35 feet) if it is four storeys.  The proposed C-24 zoning 
would, like the current C-11 zoning, not allow for the subject property to be built as per the current 
plans due to height restrictions.  Special permission for height variance would be required for the 
tower portion of the development. 
 
The permitted uses for the C-24 zoning are noted in the table below. 

Core Zone (C-24) – Permitted Uses 

 Accessory Dwelling Unit 
 Artist Studio 
 Assembly Hall 
 Automotive Rentals, Sales and Service 
 Bed and Breakfast 
 Bingo Hall 
 Boarding and Lodging 
 Church 
 Club or Lodge 
 Commercial School 
 Convention Centre 
 Court of Law 
 Cultural Facilities 
 Custom Workshop 
 Day Car Facility 
 Dry Cleaner 
 Entertainment Use 
 Financial Institution 
 Funeral Parlour and Related Facilities 
 Hotel 
 Laboratory 
 Laundromat 
 Library 
 Live/Work Studio 

 Lounge 
 Micro-Brewery 
 Multiple Family Dwellings 
 Neighbourhood Pub 
 Office 
 Parking Lot and Parkade 
 Personal Care Facility 
 Personal Service Use 
 Printing and Publishing Facilities 
 Private School 
 Recreational Facility 
 Repair Shop 
 Restaurant 
 Retail Store 
 Shopping Centre 
 Single Family Dwelling 
 Social Services Centre 
 Teletheatre Outlet 
 Transportation Terminal 
 Universities, Colleges, Technical Schools 
 Veterinary Clinic 
 Wholesale 

Source: City of Nanaimo. City of Nanaimo Zoning Bylaw 4000. 2002. 
 
 
Surrounding Businesses, Amenities and Services 
The subject site is located in close proximity to several key businesses, amenities, and services in 
downtown Nanaimo.  In 1994, the City of Nanaimo completed a Heritage Strategy that called for 
the conservation of heritage resources in the City including the downtown core area.  As a result, the 
old downtown core has maintained its quaint narrow streets lined with bookshops, pubs, and coffee 
shops.  Interviews conducted by Grant Thornton indicated that, in general, residents are interested 
in a design for the proposed conference centre that complements the Heritage Strategy. 
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The subject site is minutes from the harbour area, which has an excellent boardwalk and views of 
the neighboring islands.  The Port Theatre, Great Canadian Casino, and Nanaimo Museum are 
within walking distance from the subject site.  The following parks, recreation, and cultural facilities 
and attractions are located in close proximity to the subject site. 
 

Facility 
Approximate Driving Time from 

Subject Property 
Beban Park Recreation Centre 10 minutes 
Bowen Park Complex 5 minutes 
Civic Arena 3 minutes 
Departure Bay Activity Centre 10 minutes 
Frank Crane Arena 10 minutes 
Harewood Activity Centre 10 minutes 
Kin Hut Activity Centre 10 minutes 
Maffeo Auditorium 5 minutes 
Nanaimo Aquatic Centre 5 minutes 
Source:  Grant Thornton LLP Research 

 
The proximity and availability of hotel rooms is a critical factor for a conference centre.  In addition 
to the demand generators listed above, Grant Thornton has examined the proximity of the existing 
hotel supply in Nanaimo to the subject site. The following hotels are located in close proximity to 
the subject site. 
 

Hotel  
Approximate Driving Time from Subject 

Property 
Coast Bastion Inn 1 minute 
Howard Johnson Harbourside Hotel Nanaimo 3 minutes 
Days Inn Nanaimo Harbourview 5 minutes 
Travelodge Nanaimo 5 minutes 
The Grand Hotel Nanaimo 15 minutes 
Best Western Northgate Inn 10 minutes 
Best Western Dorchester Hotel 1 minute 
Ramada on Long Lake 15 minutes 
Value Lodge Economy Motel 5 minutes 
Port-O-Call Inn & Suites 3 minutes 
Bluebird Motel 10 minutes 
Harbour Light Motel 5 minutes 
Castaway Motel 10 minutes 
Departure Bay Motel 5 minutes 
Royal Motel 10 minutes 
Buccaneer Inn 5 minutes 
Source:  Grant Thornton LLP Research 
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Proposed Conference Centre Description 
The Vancouver Island Conference Centre’s proposed facilities and amenities are presented in the 
table below; a brief description of each operating area follows. 
 

Area (Sq. Ft.)* Facilities Quantity
Per Room Total 

Ballroom 1 12,500 12,500
Salons 3    2,433 7,299
Meeting Rooms 6      438 2,628
Lobby   2,500
Pre-function   12,900
Total Rental Area   37,827
Retail Outlets 7 1,800-9,700 19,700
Administration   3,100 3,100
Kitchen  2,400 2,400
Service  4,788 4,788
Total Area (Rental, Retail, Back-of-House)   67,815
Parking Stalls 370  131,400
Source:  Stantec Inc. 

* As per plans received September 21, 2004 
 
Note that, to date, Stantec Inc., the architects, have produced a preliminary diagram of the overall 
development; the plans include a tentative allocation of space.  Details regarding the design and 
quality of building finishing are not available.  These details will not be determined until the 
architects have received further information regarding the number and type of events the facility will 
host.   

Ballroom - The ballroom will consist of a 12,500 square foot area that may be divided into three 
smaller function rooms.  

Salons - There will be three salons that will be located adjacent to the main ballroom.  The three 
salons together will occupy a total of approximately 7,300 square feet.  The salons can be rented 
independently or as a single room. 

Meeting Rooms - There will be approximately six meting rooms that will occupy a total of 2,628 
square feet.  The individual capacities of these rooms have not yet been determined.  

Retail Space - There are currently seven retail outlets that will collectively occupy 19,700 square 
feet.  Retail space is located in at the north and south end of the facility at street level and on the P1 
level, which will also house the hotel’s concierge service, the condominium lobby and parking. The 
client has not secured any tenants as of this time; however the desired tenants are consistent with the 
City’s efforts to revitalize the downtown area and will likely consist of a combination of tourist 
commercial uses, cafés and other high-end retail.   
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Parking - There will be three levels of underground parking occupying approximately 131,400 
square feet and offering 370 parking stalls. 
 
Additional Facilities 
Additional proposed facilities that will be adjoining or located adjacent to the conference centre 
include the following.  

Museum - The museum will replace the existing museum that is located atop of the hill along 
Cameron Road.  Where the existing museum is today there will be a park that will be accessible via a 
skywalk from the Conference Centre.  The new museum will occupy roughly 11,000 square feet. 

Auditorium - The auditorium will be located above the new museum on the waterside of the newly 
extended Museum Way road (note that the subject property plans include extending Museum Way 
road from Front Street straight through to Commercial Street).  The auditorium will occupy 
approximately 8,500 square feet of rentable function space (3,400 square foot footprint and 5,100 
square feet of pre-function, circulation and programming space).  According to the client, the 
auditorium will have tiered seating able to accommodate 225 people.  The auditorium will primarily 
host events such as community meetings, council meetings, and school board meetings.  It is also 
expected to host a limited number of performances, lectures and conference-related activities 
associated with larger conferences.   

Hotel and Condominium - A hotel and condominium structure adjoining the proposed 
conference centre is also planned for the development.  The proposed hotel will consist of nine 
floors with a complement of 140 guest units.  The condominium structure will consist of 48 units, 
located on eight floors above the hotel. 

Restaurant and Lounge - The restaurant and lounge will occupy approximately 6,000 square feet, 
and will be located in the hotel. 

Spa and Fitness Area - The spa and fitness area will occupy approximately 2,000 square feet, and 
will be located in the hotel. 
 
Project Schedule 
The project schedule proposed by the client is as follows: 

• Commence construction:  Summer of 2005 
• Open conference centre:  Summer of 2007 
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Conclusions 
The subject site is conveniently located in downtown Nanaimo, which is central to communities on 
Vancouver Island.   Access to the subject property for attendees from the Island is considered very 
good, which presents a competitive strength for the property in terms of attracting Island-based 
conferences and meetings requiring professional-level conference facilities.  Transportation access 
from Vancouver is considered to be good, but some event planners and conference attendees who 
are not located on Vancouver Island may consider the extra time and cost associated with traveling 
to Nanaimo a disincentive.  Nonetheless, the subject property is expected to compete successfully 
for a portion of provincial conferences and conventions (see discussion in the Demand Projections 
section). 

Plans for the subject property and its broader development include a mix of retail space, convention 
and meeting facilities, hotel accommodation with food and beverage and spa services, and 
condominium units.  The proposed adjoining hotel, together with its food and beverage and spa 
amenities, is a positive factor for the subject property and will help secure certain types of events.   
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Industry Trends 

Introduction 
The following section provides an overview of North American industry trends for conferences, 
meetings, trade shows/exhibitions.   Since the release of the 2001 study, changes in global economic 
conditions and the occurrence of significant international events such as the terrorist attacks of 
September 11, 2001, have influenced the performance of North America’s conferences, meetings 
and trade and exhibition industries. 
 
The following section documents the more significant trends that could influence the performance 
of the subject property.  Conferences and meetings are expected to comprise the majority of the 
subject property’s business, rather than large trade shows and exhibitions.  Trends related to 
conferences, conventions and meetings are discussed first, followed by trends related to trade shows 
and exhibitions. 
  
Conferences, Conventions and Meetings 
Supply Trends – Conferences, Conventions and Meetings 

Key trends related to recent and projected growth in conference centre infrastructure are as 
follows.1   

o The North American meetings market is projected to experience 4.0% average annual 
growth in spending and revenue according, to Futurewatch 2004.   

o Canadian meeting planners have forecasted a 12% increase in event budgets compared to a 
25% increase for US and European planners.   

o International meeting events held in Canada are projected to increase by 23% in 2004 as 
opposed to 11% in 2003.  Approximately 11% of this increase is attributed to US meeting 
events.   

o Profits related to hotel meeting space are driven primarily by hotel sleeping rooms, rather 
than by conference space rental revenue.   

                                                      
1 Source:  Canadian Travel Press, Economic Research Associates, and The Meeting Profession March, 
2004. 
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o Executive conference centres maintained or slightly decreased revenues in fiscal 2002, likely 
as a result of global events in 2001, which influenced industry performance in 2002. 

o New facilities tend to be smaller than in the 1970’s and 1980’s and are focused more on 
conference business rather than convention and trade show business. The development of 
new facilities is dependent on the community’s ability to act as a destination draw.   

 
Demand Trends – Conferences, Conventions and Meetings 
Recent trends related to demand for conferences and meetings are as follows.2 

o Higher incidence of short-term bookings and growing demand for high tech capabilities and 
convenience are key trends in the meeting industry.   

o Meetings with 10 to 100 delegates tend to book 30 to 90 days prior to the event date. Larger 
events tend to book six to 12 months prior to the event date. 

o Site visits and partnership programs with large companies (e.g. Air Canada) are becoming 
important factors for attracting conference and convention business. 

o Religious and military groups are two market segments that have growth potential for 
conference centres, particularly during non-peak periods. 

o Corporate meetings have become shorter and more focused.  Booking separate meetings at 
the same venue is another trend among corporate meetings.   

o Meeting packages that offer accommodation, meals and breaks and audiovisual equipment 
are increasing in popularity particularly among corporate event planners.   

o A sufficient supply of good quality hotels in close proximity to a conference centre is a key 
factor that influences site selection decisions.  

 
Trade Shows and Exhibitions 
Supply Trends – Trade Shows and Exhibitions 
Trends related to recent and projected growth in trade and exposition infrastructure are as follows.3 
  
• North American trade and exhibition space is growing, but at a slower pace than in the 1990s.  

Historically, North America has experienced a fairly high rate of growth in the supply of new 
exhibit space.  Capacity growth is expected to continue, albeit at a somewhat slower pace.   

• Growth in Canadian exhibit space is occurring at a slower pace than growth of US exhibit space. 
 From 1999 to 2003, the addition of new exhibit space in the US grew at a rate of 6.1% per year, 
while in Canada it grew at a rate of 1.3% per year.   

                                                      
2 Source:  Canadian Travel Press, Economic Research Associates, and The Meeting Profession March, 
2004. 
3 Source:  Tradeshow Week Major Exhibit Hall Directory, 2003 and Tradeshow Week, September 8, 2003 



Market Feasibility Study 
Proposed Vancouver Island Conference Centre (Nanaimo, BC) 
September 2004 
 

16 

 

 

• There are plans for several expansions or new facilities in the Pacific Northwest region.  
Expanded and/or new facilities are under construction or planned for Vancouver, Edmonton, 
Tacoma, Everett, Bellevue, Spokane and Portland. 

• On a per capita basis, the US and Canada have roughly the same proportion of facilities.  In 
terms of growth, the US has added new space at a much higher rate than Canada (6.1% versus 
1.3% per year from 1999 to 2003).  

 
Demand Trends – Trade Shows and Exhibitions4 
North American trends related to industry growth, factors affecting attendance and revenue 
generation, association versus corporate shows, and pricing are highlighted below.  This information 
is based upon several sources.5 
 
• Since the 2001 Study, North America has experienced slower growth in the number of 

tradeshows and tradeshow attendance.  Coupled with recent and proposed additions to supply, 
this creates a more competitive environment compared to the industry in 2001.  As a result, 
some facility managers are: 

o Seeking alternative revenue sources (such as new forms of sponsorship); 
o Ensuring their facility is flexible in order to respond to a range of market needs; 

and, 
o Allowing for greater flexibility in their pricing.  

 
• Within North America, western destinations have been performing relatively well.  This positive 

performance is in response to population growth, economic growth and growth in tradeshow 
facility capacity, in addition to effective marketing strategies.  

• Within Canada, the number of tradeshow exhibitors and attendees has dropped in recent years, 
while the average amount of space used per exhibitor has increased significantly (6.8% from 
2001 to 2002). 

• Professional and economic attributes, hotel supply, amenities and services, facilities and location 
of the host city will continue to play a key role in event planners’ decision regarding trade show 
location.  These decision-making factors may be even more important today than they were in 
2001, given: 

o The more competitive nature of the industry; and, 

                                                      
4 Source:  Tradeshow Week Major Exhibit Hall Directory, 2003 and Tradeshow Week, September 8, 2003 
5 Trends in Contemporary Venue Management, World Council for Venue Management Journal and 
Resource Data Centre, December 13, 2001. 
Communiqué, Canadian Association of Event Managers, June 2003. 
Conventions in the U.S. & Las Vegas “101”, Merrill Lynch & Co., Global Securities and Economics 
Group, 2001 (Interview with Michael Hughes, Director of Research, Tradeshow Week). 
International Convention Centre Development Study, Tradeshow Week, January 2002. 
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o The need for event planners to be more strategic in how they position and sell their 
events.  

 
Implications for the Subject Property 
• New and/or expanded supply in the Pacific Northwest region will create a more 

competitive environment for the region’s trade and exhibition industry and, 
consequently, for the subject property.   This scenario, coupled with a general decline in 
demand over the last several years (see next section), places additional competitive pressure on 
the trade show industry and the subject property.  

• Nanaimo – in addition to the broader Vancouver Island and Lower Mainland regions, 
Nanaimo could benefit from the industry’s geographic shift, which places more 
emphasis on the west than existed in the past.  Capitalizing on this opportunity will involve 
marketing the region and its facilities effectively, to position them as viable options for event 
business on the west coast.  Given its west coast location, the subject property would be well 
located to attract regional trade shows.   

• Given the growth in the industry’s competitiveness, it is more critical now than it was in 
1999 and 2001 for the subject property to emphasize and build upon its competitive 
strengths, including: 

o Its central location on Vancouver Island, and transportation access provide by the 
Island Highway, ferry terminals, float plane terminals and a local airport; 

o Growing number of visitor services, amenities and facilities; and, 

o Proximity to the additional attractions and services of the broader Vancouver 
Island region. 

• Given the growth in industry competitiveness, it is also imperative for the subject 
property to be effectively designed, operated and marketed.   The proposed facility’s 
operators will need to: 

o Clearly define its target markets and their specific facility and service needs; 

o Differentiate the facility from its competitors, in terms of facility design and layout 
in relation to the specified target market needs; 

o Ensure the facility design is flexible, to accommodate changing market needs; 

o Build in the ability to offer flexible pricing, as needed, to draw certain markets; and, 

o Prepare and implement well-conceived marketing strategies.   

o The forecasted growth in meetings business and revenues has positive implications 
for the subject property in terms of opportunities to attract non-local business.  As 
the number of associations and groups planning events increases, there will be more 
business opportunities for the subject property. 



Market Feasibility Study 
Proposed Vancouver Island Conference Centre (Nanaimo, BC) 
September 2004 
 

18 

 

 

o Nanaimo will need to market itself aggressively to large corporations and 
organizations in order to compete for business with Victoria.   Victoria has positioned 
itself to focus on attracting more national and international events, leaving an opportunity 
for Nanaimo to capture a share of the regional conference market that Victoria may not 
service.  However, Nanaimo does not have the same market presence as Victoria and the 
subject property will need to establish itself in the market.   
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Nanaimo as a Host Destination 

Introduction 
The suitability of Nanaimo as a potential host city for the proposed convention centre depends on 
many factors. Location, access, community characteristics, demographics, economic growth, support 
amenities and tourism industry characteristics collectively affect the ability of the city to attract and 
service event business at the proposed convention centre. This section describes these factors and 
provides an assessment of their contribution to the feasibility of the proposed centre. 
 
Location and Access 
The City of Nanaimo is located on the east side of Vancouver Island roughly due west from 
Vancouver. Approximately 75% of the Island lies north of the city. Nanaimo is the second largest 
community on the island, after Victoria, which is located at the extreme south end of the island. As a 
result, Nanaimo is the primary trading centre for approximately half the population of the Island, or 
about 375,000 people.6 
 

Nanaimo is a hub for the central and northern parts of the Island. It is served by two passenger ferry 
routes to the mainland, commercial freight barge service, two airports (land and seaplane), a 
commercial cargo port, and a full range of courier, bus, and freight services and rail. The upgraded 
Island Highway, completed in the 1990s, reinforces the city’s status as a transportation hub on 
Vancouver Island.   
 
Socio-Economic Characteristics 
Nanaimo’s economic growth in the past twenty years has been driven primarily by population 
growth rather than by wealth generating activities. Nanaimo’s economy has historically been based 
on the wealth generated by coal, forestry and fishing. In recent times, all three of these industries 
have declined. As a result, the economic well-being of the city has suffered. Among the twelve 
Canadian communities with a population between 30,000 and 100,000, Nanaimo’s per-capita income 
is $20,800,7 which is approximately $800 less than the average.  Nanaimo’s Income Rating Index is 

                                                      
6 City of Nanaimo Community Economic Development Office, Retail Sector, 2003, p. 6. 

7 Most recent statistics available.   
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93, indicating lower-than-average income levels.8  There is also a divide in the community between 
those with good employment and better-than-average incomes, and the growing number of 
individuals with very low incomes. 
 

While per-capita income is low in Nanaimo, this is offset by its role as a regional hub. Per-capita 
spending is 20% higher than the national average, despite the lower-than-average income levels.9  
The amount of retail space per capita is also higher than the national average. However, due to the 
growing number of low income residents, there is limited demand for high end retail in Nanaimo. 
The result is a range of retail opportunities that will not deter convention/conference attendees, but 
will not serve to attract them either. The lack of high end retail will not be a major factor for regional 
organizations or provincial organizations that choose to rotate the location of their meetings. 
 
Tourism Industry Characteristics and Performance 
Accommodation and Visitor Statistics 
The accommodation and food service sector is the third largest sector in Nanaimo, and accounts for 
9% of all employment. Overall, Nanaimo’s accommodation sector performance demonstrated 
stronger growth than the provincial average over the last several years.  As shown in the following 
figure, Nanaimo increased its occupancy rates by 8% over the historical period, compared to 
declines of 3% to 8% in other regions. Similarly (see Figure 2), Nanaimo increased its average daily 
room rates by 10% compared to increases of 2% to 10% elsewhere in the province. Finally (see 
Figure 3), Nanaimo increased its RevPAR by 17%, whereas other markets experience declines (-6% 
for Victoria) or smaller increases (+5% for Vancouver Island).  
 
 
 
 
 
 
 
 
 
 
 

                                                      

8 City of Nanaimo Community Economic Development Office, Retail Sector, May 2003, p. 12. The Income 
Rating Index is calculated by taking the ratio of per capita income for the city relative to the national per-
capita average. An index value less than 100 indicates lower than average income. 

9 City of Nanaimo Community Economic Development Office, Retail Sector, May 2003, p. 12. The Market 
Rating Index for Nanaimo is 122. The Market Rating Index is calculated by taking the ratio of per capita 
retail sales for the city relative to the national per-capita average. An index value more than 100 indicates 
higher than average retail sales. 

Figure 1: Occupancy Trends - 1998 - 2003
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Despite the growth in accommodation performance, passenger traffic to Nanaimo by ferry and air 
actually declined by 0.3% and 18% respectively between 1998 and 2003. The change reflects a 
combination of fewer trips by residents and/or fewer tourist trips. Nanaimo’s experience in this 
period was not isolated. Victoria faced similar declines. From 1998 to 2003, ferry traffic to Victoria 
over the same period declined 5% and airport traffic through Victoria declined 2.6%. 
 
Tourism Facilities and Services 
Nanaimo’s tourism industry and overall downtown ambiance is in transition, which is positive for 
the proposed conference centre.  While Nanaimo does not feature the array of tourism attractions 
and product that higher-profile tourism destinations such as Victoria or Whistler offer, the city is 
evolving in terms of its civic appeal and its offering of tourism product.  This is critical for a city that 
is planning to establish itself as a meetings and conference destination.    
 

Figure 3: Revenue per Available Room (RevPAR) Trends - 
1998 - 2003
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Figure 2: Room Rate Trends - 1998 - 2003
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According to the Tourism BC Tourism Product guide, Nanaimo has the following inventory 
(approximate) of tourism related products and services: 

o 16 hotel/motel properties ranging from budget to three star quality; 
o 8 major attractions including the Nanaimo museum; 
o 41 major events; 
o 7 cruise/boat tour operators; 
o 5 kayak or canoe outfitters; 
o 11 golf courses within a one-hour driving distance; 
o 8 provincial parks; 
o 3 diving tour operators; and, 
o 1 winery. 

 
In comparison, Victoria has an approximate inventory of: 

o 65 hotel/motel properties ranging from budget to luxury quality; 
o 51 major attractions and one major historic site; 
o 33 major events; 
o 5 kayak or canoe outfitters; 
o 27 cruise/boat tour operators; 
o 17 golf courses within a one-hour driving distance; 
o 1 national park and 3 provincial parks; 
o 5 diving tour operators; and, 
o 2 horseback riding operators. 

 
Clearly, Victoria has a larger inventory of developed tourism related product than Nanaimo.  In 
addition, a significant effort has been made to maintain the historic theme of Victoria’s downtown 
and harbour area.  Victoria also has the advantage of an international airport and the cruise ship 
port.   However, Nanaimo is working to enhance its tourism products and services.  Nanaimo has a 
number of natural attributes and attractions (e.g. eight provincial parks) around which appealing 
tourism products and packages are being or could be developed.  One initiative in particular is the 
effort being made by Tourism Nanaimo to develop shore excursion packages for potential cruise 
ship passengers.  This will help the tourism industry evolve and subsequently provide attractive 
leisure activities for conference and meeting attendees. 
 
In terms of hotel supply, there are 16 hotel/motel properties located within 15 minutes of the 
proposed subject site.  The largest of these properties, the Coast Bastion Inn, offers 177 rooms.  
There are plans to build a 140-room hotel in conjunction with the subject property.  With this new 
hotel, Nanaimo will feature a diverse range of hotel rooms in terms of quality.  However, there are 
currently not enough higher-end hotel rooms to support a large conference where all attendees 
require good quality accommodation.  In order to support a significant amount of higher-end, larger 
events, additional good quality hotel rooms will need to be added to the market over time.   
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Conclusions 
Nanaimo’s status as a hub for the central and north Island and its access to the mainland are positive 
factors that will help influence the performance of the facility.  Nanaimo is not well known outside 
British Columbia, therefore it will be challenging for event planners to attract events and participants 
from some markets. Also the journey from the mainland to Nanaimo is a disadvantage that will 
negatively affect the subject facility’s ability to attract some events from beyond British Columbia. 
Nanaimo shares this disadvantage with Victoria; however, Victoria is a better-known destination.  
These factors reinforce the importance of regional and provincial markets for the proposed facility.  
Larger events from more distant markets will predominantly continue to select facilities in the Lower 
Mainland to host their events.  
 
A major factor in selecting a venue and location for conventions, conferences and consumer shows 
is the vibrancy and make-up of the local and regional business/professional community. In this 
regard, Nanaimo is less attractive than some of its competitive event destinations. However, the city 
is in transition and is expected to become more vibrant and appealing to event organizers over time. 
In fact, the development of the Vancouver Island Conference Centre and the other facilities 
proposed for the broader development could serve as a catalyst for additional, higher-end 
development in downtown Nanaimo. 
 
Another key factor in host city selection is the supply and quality of hotel accommodation and the 
availability of supporting activities and services.  There are currently not enough higher-end hotel 
rooms to support a large conference where all attendees require good quality accommodation.  In 
order to support a significant amount of higher-end, larger events, additional good quality hotel 
rooms will need to be added to the market over time. 
 
In terms of supporting activities and services, Nanaimo has a much smaller variety of leisure 
opportunities than Victoria.  However, Nanaimo is working to improve the variety of its amenities 
and services as well as revitalize its downtown commercial area, which will enhance its attractiveness 
in the future to organizations and event planners.   
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Supply Analysis 

Introduction 
This section examines facilities that will be potentially competitive with the subject property.   
 
Supply Overview 
Demand for a conference centre is typically derived from three primary sources, as follows: 

• Publicly owned and operated convention/conference centres; 
• Meeting/conference facilities available in hotels; and, 
• Public assembly facilities, such as arenas, coliseums and community centres. 
 
In designing a new facility, the amount and allocation of function space, and hence the size and type 
of event that can be accommodated, is dependent on various characteristics, such as market size and 
orientation, population, hotel room supply, access, and other factors.  Each type of facility varies 
somewhat in terms of its primary source of business. Many major hotels in larger centres have as 
much or more meeting space than is offered at publicly operated conference facilities in smaller 
population centres.  Therefore, depending on the type of event and the needs of a particular group, 
hotels may compete directly with publicly operated facilities. As well, although the primary purpose 
of arenas may not be to host conventions, given their size they may be the only such facility available 
in smaller population centres to host larger conventions or trade/consumer shows.  
 
The proposed size (38,000 square feet of function space) and location of the Vancouver Island 
Conference Centre, will predicate it to compete primarily with facilities of a similar size throughout 
BC, including both publicly owned conference centres and urban conference hotels.  It will also 
compete for some business with local (located in Nanaimo and Parksville) conference hotels and 
public assembly facilities that offer smaller function space.  The competitive facilities include: 

• Five publicly-owned conference facilities located throughout BC with function space ranging 
from 20,000 to 65,000 square feet;  

• Several urban conference hotels located throughout BC with function space that is greater 
than 20,000 square feet;  

• Three local (Nanaimo/Parksville-based) hotels with function space that ranges between 6,500 
to 9,000 square feet; and, 



Market Feasibility Study 
Proposed Vancouver Island Conference Centre (Nanaimo, BC) 
September 2004 
 
 

25 

 

 

• Several local (Nanaimo-based) public assembly and community facilities (see Appendix B). 
 
Competitive facilities are discussed below, followed by conclusions related to the subject property’s 
potential competitive position relative to these facilities. 
 
Convention / Conference Centres (Provincial) 
There are five major, publicly owned conference / convention centres in the province: 

• Vancouver Convention and Exhibition Centre 
• Victoria Conference Centre 
• Telus Whistler Conference Centre 
• Penticton Trade and Convention Centre 
• Prince George Civic Centre 

 
Management of these five facilities has formed an informal group to: 

• Formulate a coordinated, strategic approach to their marketing efforts; 
• To increase overall facility utilization; and, 
• To the extent possible, minimize overlap in their target markets. 

 
While there is overlap amongst these facilities in terms of some of their target markets, each facility 
attempts to distinguish itself by focusing on different markets and events of varying sizes, depending 
on the capacity of each facility.  This collaboration is viewed as a positive development for the 
overall performance and evolution of the province’s meeting, conferences, conventions and events 
sector.  
 
Of these five major provincial facilities, the subject property is expected to compete with all but the 
Vancouver Convention and Exhibition Centre (the “VCEC”).  The VCEC’s strategic market focus 
is on larger, provincial, national and international events.  These markets are considered significantly 
different than the proposed markets for the subject property.  The subject property is expected to 
compete to varying degrees with the other four facilities.  In addition, it will compete for some 
business with the new Parksville Community and Conference Centre, a 21,000 square foot 
community-owned facility that opened in 2003.  These five, publicly owned facilities are summarized 
in the table below, which is followed by a brief text description of each facility.  
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Summary of Competitive Public Conference Space 

(Rentable Space)  
Public Conference Facilities 
(20,000 – 65,000 square feet) 

Size 
(Sq. Ft.) 

Victoria Conference Centre  40,50010 
Telus Whistler Conference Centre  65,00011 
Penticton Trade and Convention Centre  54,000 
Prince George Civic Centre  33,000 
Parksville Community and Conference Centre 21,000 
Total 213,500 
Source: Grant Thornton LL Research 

 
As noted earlier, the subject property’s competitiveness with each of these facilities will likely vary, 
depending on each facility’s size, location, layout, finishing and strategic market focus. 
 
Victoria Conference Centre (the “VCC”) 
The VCC opened in 1989 and encompasses approximately 40,500 square feet of function space.  
The VCC adjoins the Fairmont Empress Hotel in Victoria, which handles the food and beverage 
operations for the conference centre.  There have been discussions about expanding the VCC to 
enable it to accommodate larger functions and a greater number of concurrent sessions.  However, 
to date, there are no firm plans for this expansion.  
 
The VCC operates at a high utilization rate.  Meetings, conferences and conventions for groups of 
less than 500 people constitute the majority of this facility’s business.  The VCC benefits from the 
popularity and international profile of Victoria as a leisure destination, and the quality and quantity 
of overnight accommodation in the downtown and Inner Harbour area.  There are approximately 
2,700 hotel rooms within walking distance of the VCC, with the Fairmont Empress Hotel 
accounting for 480 of these rooms.  The VCC, and Victoria in general, have also benefited from 
increased accommodation costs and decreased availability of conference space in Vancouver over 
the last several years. 
 

                                                      
10 There have been discussions about the need to expand the Victoria Conference Centre.  However, to 
date, no plans are in place. 

11 The Telus Whistler Conference Centre completed an upgrade and expansion in 2004, increasing the 
facility’s total function space from 30,000 to 65,000 square feet. 
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Summary of Subject Property’s Potential Competitive Position 
Relative to the Victoria Conference Centre 
• The VCC has the ability to attract larger, higher-profile events from more distant markets due to 

its exposure as an international tourism destination, its quantity and quality of overnight 
accommodation and its availability of interesting and diverse pre and post conference activities. 

• The VCC is focusing on larger conferences and conventions, originating from a broader market 
region. 

• Geographic markets include local, regional, provincial, national and international. 

• The subject property may compete with the VCC for provincial and regional association and 
corporate events that are seeking a Vancouver Island host city. 

• The subject property may benefit from overflow business from the VCC and from business the 
VCC turns away because of its strategic focus on other markets. 

 
Telus Whistler Conference Centre (the “Whistler Centre”) 
The Whistler Centre was closed for 10 months in fiscal 2003 while renovations were underway.  The 
renovations added 25,000 square feet of function space, bringing the facility’s total function space 
up to 65,000 square feet. 
 
Since reopening, the Whistler Centre has realized an increase in both the number of events and 
delegates it has hosted.  Historically, this facility hosted smaller conferences, meetings and other 
events such as concerts and sport shows.  Management of the Whistler Centre is now focusing on 
attracting larger events from both Canada and the US, and in particular is expected to host a number 
of events associated with the 2010 Olympic Games.  The Whistler Centre benefits from the resort 
community’s high profile as a world-class ski destination and year-round resort, in addition to its 
accommodation supply which features a range of overnight accommodation.  Given these factors, 
and the Whistler Centre’s focus on more distant markets in North America, this facility will be less 
of a direct competitor to the subject property than other facilities in the province.  
 
Summary of Subject Property’s Potential Competitive Position 
Relative to the Telus Whistler Conference Centre 
• Similar to Victoria, the Whistler facility has the ability to attract larger, higher-profile events 

from more distant markets due to its exposure as an international tourism destination, its 
quantity and quality of overnight accommodation and its availability of interesting and diverse 
pre and post conference activities. 

• As a result, management of the Whistler facility is focusing on markets quite different than those 
that the subject market will likely target. 

• As a result, this facility will likely not be a major competitor for the subject property, but may 
compete for some provincial events. 
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Penticton Trade and Convention Centre 
The Penticton facility is the oldest stand-alone conference facility in Canada.  The facility currently 
encompasses approximately 54,000 square feet of function space and recently completed 
renovations costing $5.5 million. 
 
In recent years, approximately 50% of this facility’s business has been derived from conventions, 
with 85% of these conventions featuring a trade show component.  Penticton has focused on 
attracting events with 300 delegates or more.  The majority of their business is provincially based; 
however, they have been successful in attracting national events as well.  The centre does not attract 
US based business as Penticton is not a well known conference destination in the US market.   
 
Summary of Subject Property’s Potential Competitive Position 
Relative to the Penticton Trade and Convention Centre 
• The Penticton facility is similar in size to the subject property, but features larger space that is 

contiguous and more suitable for trade and consumer shows. 

• The Penticton facility also differs from the subject property in that the subject property will 
likely have a higher-quality, more professional design and finish. 

• These design factors, coupled with the fact that one facility is located in Interior BC while the 
other is located on Vancouver Island, will help differentiate the target markets for the two 
facilities.  

• Nonetheless, the two facilities will likely compete for some provincial association business. 
 
Prince George Civic Centre (the “PGCC”) 
The Prince George Civic Centre is a unique facility in that is part of a multipurpose centre.  It is 
operated by the Leisure Services Department of the City of Prince George, with food and beverage 
services contracted to an outside operator.  The PGCC is operated in conjunction with the Prince 
George Multiplex, which accommodates sports and special events, such as concerts.  The PGCC 
rents approximately 33,000 square feet of function space. 
 
Management of this facility views it as a regional facility, primarily serving the needs of northern BC; 
however, there has been increased interest in using the facility from provincially based groups and 
associations.  Despite this interest, Prince George has recently had difficulty attracting some 
provincially based business, due to several factors, including: 

• Increased travel time and cost to access Prince George from Vancouver and other parts of the 
province; 

• Decreased air and rail capacity over the last several years; 

• Higher profile and better appeal of competitive destinations, such as Penticton, Kelowna and 
Victoria. 
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Approximately 95% of the centre’s business is local and regional, with meetings and conferences 
making up the majority of the events.  In recent years Prince George has experienced a decline in its 
number of events as it is dependent on the forestry industry, which has suffered a downturn over 
the last decade.  
 
Summary of Subject Property’s Potential Competitive Position 
Relative to the Prince George Civic Centre 
• The Prince George Civic Centre is not expected to be a major competitor for the subject 

property due primarily to its location, and the resulting market focus for this facility. 

• As with the Penticton facility, the Prince George facility may compete with the subject property 
for some provincial association business. 

 
Parksville Community and Conference Centre  
The Parksville Community and Conference Centre (the “Parksville Centre”) opened in June 2003 
with 21,000 square feet of function space.  The Parksville Centre features an auditorium, a theatre, 
several meeting rooms and a boardroom.  The facility has a kitchen and offers coffee service for 
events.  Meals can be provided by outside caterers. The Parksville Centre is owned by the City of 
Parksville and operated by a non-profit society.   
 
Since its opening, the Parksville Centre has hosted a mix of events, including:  meetings and 
conferences associated with organizations such as school districts, the Vancouver Island Health 
Authority, and provincial government; community events such as square dances, weddings, 
banquets, and memorial services; and regular religious assemblies / meetings.  This facility’s central 
location on Vancouver Island is a competitive advantage for attracting events involving participants 
from across the Island.  Its primary geographic markets are: local (Parksville, Qualicum, Nanaimo) 
and regional (Vancouver Island). It has also attracted some events with participants from the Lower 
Mainland and interior BC.   
 
Given its location close to Nanaimo, the Parksville Centre will compete with the subject property 
for some local and regional business.  However, the Parksville Centre is smaller and is designed 
more as a community centre, rather than regional, conference facility.  The subject property is 
proposed to be more than twice the Parksville facility’s size and will be more of a true, professional 
conference centre presenting opportunities for it to attract more higher profile and provincial events 
than the Parksville Centre. 
 
Summary of Subject Property’s Potential Competitive Position 
Relative to the Parksville Community and Conference Centre 
• At this time, this facility offers the largest conference space on Vancouver Island, outside of 

Victoria.  Its main draw is association, community and some business events originating from 
local and regional markets. 
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• As noted earlier, the design and size of the Parksville Community and Conference Centre is 
significantly different than that proposed for the subject property.  Given the larger size and 
higher quality finish of the subject property, it will have opportunities to draw larger, more 
distant and higher profile events than the Parksville facility. 

• There will be some market overlap for a portion of local and regional business.  The Parksville 
facility will likely be more price competitive, which will appeal to certain markets that are more 
price sensitive. 

 
Major Hotel Conference / Meeting Facilities (BC) 
In addition to the five publicly owned conference facilities discussed above, the subject property will 
likely compete for some business with urban hotels that offer a significant amount of function space 
(i.e., greater than 20,000 square feet).  As shown in the table below, eight of the ten hotels in the 
province that fit this criterion are located in downtown Vancouver.  One is located in Richmond and 
one is located in Kelowna.  Victoria does not have any hotels with functions space exceeding 20,000 
square feet. 
 

It is difficult to obtain performance statistics for events held at these hotels, either because 
management does not track performance in detail or, if they do, they consider this data too 
confidential to share.  Despite this lack of hard data, the subject property is expected to compete to 
some extent with some of these properties for a share of provincial meetings, conference and 
conventions business.   
 

Summary of Competitive Hotel Conference / Convention Space (Provincial) 
Hotel Conference Facilities 
(> 20,000 sq. ft. of function space) 

Location Size 
(Sq. Ft.) 

Sheraton Vancouver Wall Centre Vancouver 48,000
Westin Bayshore Resort & Marina (Vancouver) Vancouver 48,000
Hyatt Regency Vancouver Vancouver 45,000
Fairmont Hotel Vancouver  Vancouver 37,000
Empire Landmark Hotel (Vancouver) Vancouver 29,000
Grand Okanagan Resort and Conference Centre (Kelowna) Kelowna 30,00012

The Fairmont Waterfront Hotel (Vancouver) Vancouver 24,000
Coast Plaza Hotel & Suites at Stanley Park (Vancouver) Vancouver 22,000
Best Western Richmond Hotel & Conference Centre Richmond 22,000
Four Seasons Hotel Vancouver  Vancouver 21,270
Source: Grant Thornton LLP Research 

 

                                                      
12 The 30,000 sq. ft. is an approximation and includes pre function space.  There are plans to add 25,000 
square feet of function spaced to this facility, which would bring the total amount to 55,000 square feet.  
This is tentatively scheduled to enter the market in 2006. 
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Hotel Conference / Meeting Facilities (Nanaimo) 
Nanaimo and Parksville have a limited supply of hotels that offer sizeable conference and meeting 
space, as documented in the table below.  While these properties will not compete with the subject 
property for larger conferences, conventions and trade shows, they will compete to a certain extent 
for smaller local and regional meetings and community functions.   

Summary of Competitive Hotel Conference Space (Local) 

Hotel Conference Facilities 
(6,500 – 9,000 square feet) 

Location Size 
(Sq. Ft.) 

Coast Bastion Inn Nanaimo 7,500 
Best Western Dorchester Hotel Nanaimo 6,750 
Tigh-Na-Mara Resort, Spa & Conference Centre Parksville 8,837 
Source: Grant Thornton LLP Research 

 
Public Assembly and Community Centres (Nanaimo Region) 
Nanaimo also has several public assembly facilities that were designed primarily for purposes other 
than meetings and events (see table below).  While these facilities are not finished to a quality level 
that is ideally suited to many professional meetings, conferences and conventions, many groups do 
use these facilities, as a more “professional” facility of a suitable size is not available in Nanaimo.  
Consequently, the supply-demand analysis conducted for this study (see latter part of this report) 
assumes that certain events will move from these facilities to the subject property. 
 
In addition to the facilities noted in the table, the Nanaimo area has numerous small meeting spaces 
housed in facilities such as cultural centers, small community halls, and sports clubs.  Like the public 
assembly facilities, these facilities are not ideally suited for professional meetings, conference and 
events and, as such, are not considered directly competitive with the subject property.  A 
comprehensive breakdown of meeting rooms located in public assembly and community facilities is 
provided in Appendix B.  
 

Public Assembly and Community Centres (Local) 

Facility 
# of Room Size 

(Sq. Ft.) 

Beban Social Centre Complex 9 15,781 
Bowen Park Complex 2 7,000 
Malaspina University College 1 3,500 
Frank Crane Arena 1 17,000 
Cliff McNabb Arena 1 17,000 
Civic Arena 1 17,000 
Curling Club 1 27,000 
Port Theatre 1 N/A 
Source: Grant Thornton LLP research 
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Potential Additions to Regional Supply 
In terms of potential additions of conference and function space on Vancouver Island, the Campbell 
River Indian Band had plans to develop a casino with an adjoining, 20,000 square foot conference 
centre.  Proceeding with this conference centre development was conditional on approvals to 
develop the casino, which were not granted.  Consequently, plans for the development of this 
conference facility are on hold. If this facility were to be constructed, it would compete with the 
subject property for meetings, conference, convention and events business originating in Campbell 
River, in addition to business originating north of Campbell River.  However, given the uncertainty 
about the Campbell River facility, it has not been factored into the supply-demand analysis for this 
study. 
 
Conclusions and Implications for the Subject Property 
• The subject property will compete with a variety of facilities, including: 

o Four publicly-owned conference facilities located throughout BC with function 
space ranging from 20,000 to 65,000 square feet13;  

o Several urban conference hotels located throughout BC with function space that is 
greater than 20,000 square feet;  

o Three local (Nanaimo/Parksville-based) conference hotels with function space that 
ranges between 6,500 to 9,000 square feet; and, 

o Several local (Nanaimo-based) public assembly and community. 

• The subject property’s potential target market overlap with the four publicly-owned conference 
facilities will vary, depending on the competitive facilities’ size, design, location, access, host city 
profile amongst key market groups and the supporting facilities, attractions and services of the 
host city.   

• Given that the only large, professionally designed conference centre on Vancouver Island is the 
Victoria Conference Centre, the subject property is potentially well positioned to meet excess 
demand for professional conference space on the Island.  Currently, annual provincial 
associations that rotate their conventions between Interior BC, the Lower Mainland and 
Vancouver Island only have one option for hosting their event on the Island:  the VCC.   
Interviews conducted for this study indicate that many groups would welcome the opportunity 
to host their event in Nanaimo. 

• The subject property will need to be a high quality facility in order to compete with the larger 
conference centres and major hotels throughout the province.  The space must also be able to 
accommodate a variety of events types and events with multiple configuration needs. 

• The subject property will need to differentiate itself from its main competitors, in terms of its 
key target markets and the facility size and design most suited to these markets. 

                                                      
13 Excludes the VCEC 
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• The subject property would benefit from collaboration with the other major conference facilities 
in the province, in terms of differentiating itself and coordinating on provincial marketing 
initiatives. 
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Provincial Demand 

Introduction 
At a provincial and regional level, several changes have occurred since the completion of the 1999 
and 2001 studies that should be considered with regard to developing the subject property.  This 
section describes the recent conference, convention and meeting facility performance, and concludes 
with the implications of these changes for the subject property. 
 
Performance Trends – British Columbia Facilities 
Since the completion of the previous studies (1999 and 2001), a number of changes in the volume 
and mix of business for trade and conference centres in the province have occurred.  Some of these 
changes need to be considered with regard to the projected performance of the subject property, 
which is discussed later in the report.  Relevant provincial and regional performance trends are 
presented below.   
 
Historical Performance – Provincial Convention/Conference Centres 
Over the last five years, the BC market has experienced a negative average annual growth in delegate 
days of 6.2% for a variety of event types.  Delegate days documented here are based on the 
attendance at the five major public convention centre facilities located in BC, which include the:  

 Victoria Conference Centre (“VCC”);  
 Telus Whistler Conference Centre;  
 Vancouver Convention and Exhibition Centre (“VCEC”);  
 Penticton Trade and Convention Centre; and, 
 Prince George Civic Centre.   

 
The recent historical performance of the BC market for the number of delegated days is presented 
in the following table.   
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Conference Delegate Days – Major BC Facilities 

Facility 
1999 2000 2001 2002 2003  Change*

YTD** 

(July/04) 

VCC 90,833 115,142 85,496 107,107 107,675 4.6% 64,182
   % Change 26.76% -25.75% 25.28% 0.53% 11.2%
Whistler14 82,817 91,162 66,212 57,467 Renovations N/A 38,382
   % Change 10.08% -27.37% -13.21% Renovations N/A
VCEC  340,633 326,861 296,299 256,945 197,388 -10.5% 170,327
   % Change -4.04% -9.35% -13.28% -23.18% 45.0%
Penticton 61,195 62,725 81,210 93,010 117,500 23.0% 50,600
   % Change 2.50% 29.47% 14.53% 5.50% 0.3%
Prince George N/A 16,441 13,970 5,700 9,740 -13.6% 5,750
   % Change N/A -15.03% -59.20% 70.88% 11.5%
Total 575,478 612,331 543,187 520,229 432,303 -6.2%

Source: Tourism British Columbia Provincial Indicators 
*Average Annual Change 1999 – 2003; Note that Prince George is calculated for 2000 – 2003.  
** Year-to-Date actual delegate days and percent change over 2003 
 
Several factors contributing to the negative delegate day growth rates are as follows: 

• Global and regional events including an overall slowdown in economies worldwide, 9/11, 
SARS, the Gulf War, and the forest fires (summer 2003); 

• The closure of the Telus Whistler Conference Centre from October 2002 to September 2003 
for renovations and expansion, resulting in decreased capacity; and, 

• The VCEC curtailing future bookings for certain time periods in the past, anticipating earlier 
construction of the expansion project than actually occurred.   

 
Despite the negative growth for the overall market over the last five years, both the Victoria and 
Penticton Centres have experienced strong average annual growth.  Victoria recorded its highest 
delegate day volumes to date in 2003 and recorded the second highest delegate day volumes among 
the five facilities.   As well, the Telus Whistler Conference Centre has already surpassed its total 
events for 2002 as of year-to-date 2004.  This suggests that there is a strong and growing demand for 
meetings, conferences and conventions in the province.  
 

                                                      
14 Average annual growth is based on the 1999-2002 time period.  The facility was loosed in 2003 for 
renovations.   
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The Penticton facility has experienced particularly strong growth in recent years.   Interviews with 
management of this facility revealed that the centre is both strategic and aggressive in its marketing 
initiatives and has been successful in establishing Penticton as a conference destination in Canada.  
The centre also recently underwent a $5.5 million renovation to update its facilities and services.  A 
room rental rate analysis conducted by Grant Thornton LLP also revealed that the Penticton Centre 
has a lower rate per square foot than the VCC and the Grand Okanagan Resort and Conference 
Centre (Kelowna).  This adds to Penticton’s competitiveness, particular for association and group 
business that is price sensitive.  

Projected Performance – Provincial Convention/Conference Centres 
With regard to current growth in delegate days, the picture is much brighter, as suggested by the 
following indicators. 

• As demonstrated in the last column of the table below, delegate days to date (July 2004) for 
each of the five facilities has increased significantly over 2003: 

o The VCC has experienced 11.2% growth; 
o The VCEC has experienced 45.0% growth; 
o The Penticton Trade and Convention Centre has experienced 0.3% growth; and, 
o The Prince George Civic Centre has experienced 11.5%. 

• Tourism Vancouver reports that meetings and conventions business to date in the city has 
increased significantly this year, demonstrating 16.4% growth over 2003. 

Projected Performance – Hotel Convention/Conference Centres15 
The historical performance of conference and meeting business at the BC hotels profiled in the 
preceding section is illustrated in the table below.  The hotel delegate days noted below are tracked 
based on the estimated number of hotel guests who are visiting the destination to attend a 
conference, convention or meeting.   

BC Hotel Conference Facility Historical Performance 

 2000 2001 2002 2003 Growth* 

Kelowna Hotel Delegate Days 71,023 60,752 81,894 93,080 10.3% 
Vancouver Hotel Delegate Day Room Nights16 1,649,407 1,661,693 1,571,679 1,400,801 -5.0 % 
Source: Tourism Kelowna and Tourism Vancouver 
*Average Annual Growth 

                                                      
15 Note that several communities track delegate days for their city by estimating the number of hotel 
guests who are visiting the destination to attend a conference, convention or meeting.   

16 Note that Tourism Vancouver tracks meeting and convention business by hotel room nights.  These 
represent hotel guests attending meetings and conferences in the city’s conference hotels and at the VCEC. 
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Kelowna hotel delegate days have experienced annual growth of approximately 10.3% over the last 
four years.  Kelowna’s growth can be attributed to factors such as its central location in the 
Okanagan, its growing emergence as business center in interior BC, and the upscale quality of some 
of its conference facilities (e.g., the Grand Okanagan Resort and Conference Centre).  Interviews 
with local conference representatives indicated that 90% of the business in Kelowna is 
convention/conference or meeting related.  Kelowna currently does not have the facilities to attract 
large trade or consumer shows; however the proposed expansion of the Grand’s facilities will allow 
the city to compete for larger events in the future.   
 
Vancouver, in comparison, has experienced a decline in hotel delegate day room nights; however, a 
portion of these room nights are attending VCEC events, which declined due to the anticipated 
renovation plans.  As discussed in the Supply section, a number of the hotels in Vancouver have a 
comparable amount of conference space to the provincial centres.  The Vancouver hotels that offer 
conference and meeting facilities are generally high quality facilities. Their location in Vancouver, a 
major commercial and tourist centre, adds to their attractiveness to event planners and organizations 
and enables them to attract different types of events than those that Penticton and Prince George 
typically attract.  For the most part, the subject property will target different types of events than 
those that utilize Vancouver hotel conference space.  However, the subject property will compete 
with these hotel properties for some regional and provincial business, particularly for larger meeting 
events and multi-day conferences.   
 
Conclusions and Implications for the Subject Property 
Conclusions 
• Competitor facilities in BC have experienced positive growth in recent years with the 

exception of those affected by renovations and planned expansions.  Continued growth is 
forecasted for the industry, which is supported by the gains made year-to-date in 2004 over year-
to-date 2003 by each facility. 

• Conference facilities in smaller centers, such as Penticton and Kelowna, have performed 
extremely well in recent years.  This is a positive indicator for the subject property as 
Nanaimo’s and Penticton’s broader trade areas share similar socio-demographic characteristics.   

Implications for the Subject Property 
• The recent increases in delegate days and the positive growth experienced by centers 

such as Penticton indicate there is growing demand in the province for conference and 
meeting space.  This is a positive indicator for the subject property as it suggests demand for 
conference and meeting space may be outgrowing the current supply.    

• A challenge facing the subject property is the increasing number of competitive facilities 
in the market.  The City will need to develop a marketing plan to promote both the subject 
property and Nanaimo in order to compete with the established position of other centres.   



Market Feasibility Study 
Proposed Vancouver Island Conference Centre (Nanaimo, BC) 
September 2004 
 
 

38 

 

 

Demand Projections 

Introduction 
This section presents the key findings from the market research conducted to determine the level of 
demand for the subject property and the resulting projections for the number of events over the first 
five years of operations.   
 
Market Research 
To assess demand for the subject property, Grant Thornton conducted interviews with senior 
managers in 31 different organizations. The interview respondents were distributed as follows.   
 

Surveys 

Source 
Number 

interviewed
Event Types Considered 

Business & Government 11 Conventions, conferences, operational meetings, banquets 
Associations 12 Conventions, conferences, operational meetings, banquets 
Event Planners 8 Conventions, conferences, incentive travel 
Total 31  

 
The following paragraphs present the findings from these interviews and the resulting demand 
projections for the subject property. A complete listing of interviewees is presented in Appendix C. 
 
Summary of Demand -- Associations  
Associations convene a variety of meetings and conferences. They are typically cost-conscious and 
many provincial associations indicated that they would not be willing to absorb the extra costs 
associated with travelling to the Island. Other associations indicated that they do not have enough 
members on the Island to justify hosting events in Nanaimo. However, there are opportunities for 
the subject property with several provincial associations that choose to rotate their events around 
the province, and who are looking for alternatives to the existing options. 
 
Local associations (and associations that hold regional meetings) will consider using the subject 
facility, but may expect concessionary pricing. Local associations stated that there are two main 
problems with existing facilities in the region. 
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1) The size of events is limited by the capacity of the existing meeting spaces.  These are 

relatively rare events, estimated at less than one every two months. 

2) Associations are sometimes unable to find meeting space in the current facilities in 
Nanaimo, even including the informal use of private facilities. The hotels with meeting 
space are often fully booked.  Malaspina College reported receiving 8 – 10 requests a year 
from community organizations unable to find meeting space of any sort for the dates they 
wanted. Also, the United Way reported a low but regular number of calls from member 
associations unable to find meeting space. As a result, associations find they must book 
meetings far in advance. This is a positive indicator for the subject facility. 

 
In general, associations had few specific requirements for meeting space. They were somewhat 
indifferent to location, with a small preference for a downtown site. Most indicated a preference for 
having catering available; this is a shortcoming of many privately available spaces. Local associations 
rarely need hotel rooms in conjunction with their meetings.  
 
Appendix D summarizes the event requirements from the associations that were interviewed. 
 
Summary of Demand – Businesses and Government 
Businesses and government departments indicated significant interest in using the subject facility.  
Meetings for these segments typically involve between 40 and 150 attendees; approximately 75% of 
the meetings last one day.  
 
Most organizations were concerned about the suitability of the facility; price is a less important 
consideration than the flexibility and the type of space. Adequate lighting that is flexible enough to 
support LCD projector presentations, and appropriate technology including live Internet access, 
teleconference capabilities, and LCD projectors, were specifically mentioned. By contrast, 
government departments indicated that they will accept less-than-ideal facilities to meet budget 
limitations.  
 
The meetings and conferences held or sponsored by these groups are within the capabilities of the 
current facilities in Nanaimo.  The existing facilities are seen as satisfactory, although some 
shortcomings were noted.  Like the associations, they did run into the problem of available spaces 
being fully booked, but this was rarer than for the associations. This is likely because larger meetings 
require more planning, so they will inherently have a longer lead-time for booking.  
 
The demand for hotel rooms varied among this survey group.  However, the larger meetings usually 
involve attendees travelling by ferry or by road from the central and northern parts of Vancouver 
Island. These individuals will require hotel nights, and typically make up approximately 50% of the 
event attendees.  For this group of customers, a downtown location within walking distance of the 
seaplane terminal and close to hotels is important. 
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Only two respondents indicated they held occasional conferences. The interval in each case was 
every 5 to 7 years. One other group indicated that, if the subject facility was built, then they would 
try to host a conference. 
 
Appendix E summarizes the meeting requirements from the interviewed businesses and government 
organizations.  
 
Summary of Demand – Event Planners 
Event planners saw little national or international demand for the subject facility. In BC, the 
internationally known venues are Vancouver, Whistler, and, to a lesser extent, Victoria. Several 
respondents indicated that due to the lack of conference facilities, no one has contemplated 
suggesting Nanaimo, and consequently it is difficult to assess demand. However, their experience of 
the difficulty selling Victoria to non-local markets led them to conclude that Nanaimo, with much 
less international recognition, would be more difficult to sell. All event planners indicated that the 
ferry is an obstacle. 
 
Event planners did see the opportunity for Nanaimo to compete for provincial-level meetings and 
conferences for organizations that rotate locations, or where price is a driving factor. The event 
planners noted that most clients have already made up their minds when they hire the event planner. 
Consequently, a strong marketing effort would be necessary to sell Nanaimo as a market 
opportunity. 
 
A common concern was the quality of the existing hotel rooms and the appearance of the 
downtown core. Both would need to be upgraded to add to the subject property’s attractiveness.  
The event planners expressed concern about the availability of facilities for off-site food and 
beverage service, companion activities for people travelling with the attendees, and pre and post-
conference activities. They noted that these are essential to maximize the economic impact from 
conferences.  
 
Two event planners based on the island indicated that they would promote a Nanaimo conference 
centre. One of the two indicated he would consider opening a Nanaimo office if the subject facility 
was constructed. 
 
Summary of Demand – Business Leads (2001)  
In the fall of 2002 the City of Nanaimo engaged a market and business development specialist to 
pre-sell conference space for the period from 2004 to 2007. This was done anticipating completion 
of the conference centre by 2004. 
 
The contractor secured eight tentative contracts totalling over 15,000 delegate days and seven 
confirmed events totalling almost 9,000 delegate days. These events ranged from 170 to 1,000 
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delegates. In addition, there were seven other event organizers who expressed interest, but 
uncertainty about when and/or if the facility would proceed dissuaded the planners from booking. 
These seven events averaged 500 delegates each.  
 
These results bode well for the subject facility. Of the 22 potential events, 18 were BC provincial 
organizations, and fourteen were to occur in 2004. The results suggest there are a large number of 
provincial-level organizations that will consider Nanaimo as an alternative for their conferences, with 
an average duration of approximately 3 days. 
 
Demand Projections – Subject Property 
Demand projections for the subject property have been determined using the following 
methodology: 

o Estimating the existing meeting demand in Nanaimo, based on interviews with local 
businesses and associations. 

o Estimating the potential demand from conventions/conferences currently using other 
publicly operated convention/conference facilities in the province that may consider using 
the Nanaimo facility. 

 
As a reasonableness check, the projected demand was compared to the actual demand of existing 
conference centres in BC. 
 
Key Considerations 
Interviews with other conference/convention facilities in the province identified a number of factors 
that influence the demand projections.  A key variable influencing the subject property is the VCC’s 
existing and future business development strategy.  Management of the VCC indicated that their 
facility is moving away from local meeting business and is focusing more on large conventions and 
trade shows from both the national and US markets.  The subject property is viewed as an ideal 
complement to the VCC as it would be able to service the local and regional business that the VCC 
will no longer accommodate based on its new direction.   
 
Both the VCC and the Penticton facilities commented that conference centres need to ensure they 
maintain a healthy relationship with local hotels that offer meeting facilities for a number of reasons 
including: 

o Delegates attending events at the conference centre may require hotel accommodation; 

o Local hotels may be able to service groups that the conference centre is unable to service at 
various times; 

o A competitive relationship with local hotels could result in the cannibalization of each 
other’s business. 

 
Other convention facilities do not believe that the subject property will be competitive for North 
American or international conventions/conferences.  Most of this business is captured by the 
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convention facilities in Vancouver, Victoria and Whistler, given that these locations are highly 
regarded as tourist destinations and have a larger and better quality hotel room base to 
accommodate delegates.   
 
In interviews with three of the provincial facilities, it was also stated that the success of the subject 
property, or any conference center, is dependent on having a variety of quality levels and an 
adequate supply of hotel rooms to service conference guests. Currently, Penticton has 2,200 hotel 
rooms to service 54,000 square feet of rentable space.  Prince George has 1,400 hotel rooms to 
support 35,000 square feet of rentable space; this was stated as an inadequate number of hotel 
rooms.  Nanaimo currently has 638 mid to good quality hotel rooms within a short drive of the 
subject site.  This is considered inadequate to support a conference facility with 38,000 square feet of 
function space.   
 
Assumptions 
In addition to the considerations discussed above, a number of assumptions were used by Grant 
Thornton to project demand for the subject property.   
 

1) Demand for a stabilized year of operation is expected to be generated from three primary 
sources: 

o conventions/conferences; 
o trade/consumer shows; and, 
o other functions, such as local banquets, events and meetings. 

 
2) The average number of delegate days per event are estimated to be as follows: 

Average Delegate Days/Event 

Conferences 1350 
Trade Shows 1000 
Other events 120 
Grant Thornton LLP research 

 
3) The average square footage per delegate for each event type is estimated to be as follows: 

Square Feet/ Delegate 

Conferences 40 
Trade Shows 18 
Other events 10 
Grant Thornton LLP research 

 
4) It is assumed that the subject property would realize a similar number of other events as the 

Penticton facility (187 in 2003) if the VCC was still meeting the demand driven by smaller 
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events and local business, which management of this facility is moving away from in terms 
of target markets.   

 
5) It is assumed that the subject property will service a significant portion the small meeting 

and local business previously serviced by the VCC. This is estimated at 120 events per year. 
  

6) Convention and conference demand is estimated assuming that the subject property will 
capture 50% of a its stabilized level of demand (Year 4 of operations) in the first year of 
operation, increasing to 100% by the fourth year of operation. 

 
7) Trade and consumer show demand was estimated assuming that the subject property will 

capture 80% of a stabilized level of demand (Year 4 of operations) in the first year of 
operation, increasing to 100% by the third year of operation. 

 
8) Demand from other events, which is primarily considered to be local area meetings and 

banquets, was estimated based on the subject property realizing 90% of stabilized level 
(Year 4 of operations) of demand in the first year of operation, increasing to 100% by the 
second year of operation. 

 
9) The auditorium space has not been factored into the demand analysis.  Interviews with 

other facilities in Vancouver and Seattle indicted that demand for an auditorium facility is 
typically generated by high-profile, large events that book the entire conference facility.  In 
Vancouver, there are requests for an auditorium-type facility, but these are only occasional 
requests.  As indicated earlier in the report, the subject property’s auditorium is intended to 
be used primarily for council meetings, and other non-revenue generating events.  The 
demand projections pertain to revenue generating events; therefore, the auditorium was not 
factored into this analysis.   

 
Projected Demand by Event Type 
A description of the projections for each event type and the resulting delegate days are detailed in 
the following paragraphs.   
 
Conventions/Conferences 
Based on discussions with local business and associations, there are eight potential 
conventions/conferences that would use the proposed facility.  The subject property is expected to 
primarily attract regional and provincial conventions and conferences. Assuming the subject 
property can attract a similar percentage of the provincial conference business as the Penticton 
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Convention Centre,17 it is projected that the subject property is expected to attract 31 
regional/provincial conventions/conferences.  The subject property is projected to host two North 
American conferences and/or conventions in a stabilized year (Year 4 of operations).  This results in 
a total of 41 conferences and/or conventions in a stabilized year and 55,000 delegate days.   
 
Trade Shows 
Demand for trade shows has been derived based on a comparison with other facilities, both in terms 
of the proportion of total delegate days that other events would realize, as well as the number and 
size of such events that would be reasonable for the trade area.   
 
Trade shows are not expected to generate more than 3% of the annual events at the subject 
property.  This is directly related to Nanaimo’s lack of market presence outside of BC and the 
logistical obstacles commented on by event planners (e.g. ferry transit).  Furthermore, the proposed 
size and design of the subject property is more appropriate for the conference, conventions and 
meetings markets.  
 
Ten small (e.g., < 50,000 square feet) trade shows are projected in Year 1 of operations, increasing 
to 12 by Year 3 and stabilizing at that figure. Based on an average of 1,000 delegate days per trade 
show, this would generate 12,000 delegate days per year.  
 
Other Events 
Other events consist of single or partial day, local events such as meetings, banquets and weddings.  
It is presumed that the subject property would offer an alternative to other meeting and banquet 
facilities located in Nanaimo’s hotels, for both large and small groups.  Depending on the size, these 
functions may be held in the primary ballroom/exhibit space or in individual breakout meeting 
rooms.  The demand will primarily be derived from Nanaimo and surrounding communities.  The 
lack of meeting space on Vancouver Island will serve to attract single day business to the area. 
 
An estimated 213 events each year from local/regional businesses plus an additional 120 small 
events are projected for the subject property.   
 
Demand Projections – Summary 
The following tables summarize the total projected demand for the subject property, assuming Year 
4 as a stabilized year of operations.  Delegate days figures have been rounded. 

                                                      
17 A comparison of the Penticton and Nanaimo trade areas indicates that the municipalities have several 
similar socio-economic characteristics; therefore it can be assumed that the Nanaimo can attain a similar 
percentage share of the conference and convention market.   
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Demand Projections – Number of Events 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Conferences 21 29 35 41 41
Trade shows 10 11 12 12 12
Other events 333 357 357 357 357
Total 364 397 404 410 410

 
 

Demand Projections – Delegate Days 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Conferences 28,350 39,150 47,250 55,350 55,350
Trade shows 10,000 11,000 12,000 12,000 12,000
Other events 30,360 33,240 33,240 33,240 33,240
Total 68,710 83,390 92,490 100,590 100,590

 
 
Conclusions and Implications for the Subject Property 
Conclusions 

o The primary needs of associations are for the occasional large events (over 300 
attendees; more than existing facilities can accommodate), and for short-notice, inexpensive 
meeting space.  

o Businesses and government organization cited appropriate facilities as the key 
driver in their decision-making.  In this regard, flexible space and a mix of meeting 
room types are important. The primary need is for one-day meetings of 40 – 150 
individuals. Fewer than 30% of the events held by this segment are longer meetings (2 days 
or more) or conferences. 

o Event planners confirmed the attractiveness of Nanaimo for associations where 
price is a key issue or where there are business reasons to rotate location. They were 
much less optimistic about the opportunity for international destination conferences. A 
concerted effort to market the city and expand and upgrade the hotel supply was seen as 
important. The event planners were clear that Nanaimo would need to have a relative price 
advantage over Victoria to compete effectively at the provincial or national level. 

o Provincial competitor facilities view the subject property as a good complement to 
the existing facility mix in the market.  The subject property would compete with some 
of the facilities for regional and provincial business but, as several of these events rotate 
host destinations each year, it is not expected to “steal” business from these facilities. 

o Interviews indicate that the majority of the demand for the subject property will be 
for events in the range of 40-300+ delegates.   
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Implications 
o Demand for meeting space at the subject property will be generated primarily by 

local and regional (Island-based) events.  

o The subject property is well positioned to capture its fair share of regional and 
provincial association business.   

o Due to the change in focus for the VCC, there will likely be unsatisfied demand on 
Vancouver Island for small meetings and events.  This presents an opportunity for 
the subject property, which is projected to realize a high number of “other events”.  

o The subject property should ensure it is designed to handle trade shows events that 
attract 500+ delegates; however, the majority of its space should be configured to 
accommodate groups of 40-500 delegates. 
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Facility Recommendations 

Introduction 
Stantec Inc. has prepared preliminary concept and space allocation plans for the subject property 
(see Appendix F). Grant Thornton has reviewed the proposed size and facility layout, in relation to 
comparable facilities in BC and in relation to the projected event mix, size and volume for the 
subject property (see Demand Projections section). The key findings of this analysis and the resulting 
recommendations for the subject property are described in this section.   
 
Comparable Facilities 
Comparable facilities used in this analysis were the Victoria Conference Centre (the “VCC”) and the 
Grand Okanagan Resort and Conference Centre (the “Grand”).  Performance statistics and target 
market information related to these two facilities were also factored into the demand projections 
prepared for the subject property, presented earlier in the report.  Both these centers, but, in 
particular the Grand, are considered comparable to the subject property based on the professional 
finish of the facilities and the type of business they attract.   A comparison of their respective size 
and space allocation is presented below. 
 

Rentable (Function) Space Comparison 
Function Area VCC The Grand Subject Property 

 
Function 

Space 
% 

Function 
Space 

% 
Function 

Space 
% 

Ballroom/Main Hall 14,190 35% 11,200 36% 12,500 33% 

Meeting Rooms/Salons 9,200 23% 15,000 49% 9,900 26% 

Pre-Function Space 13,400 33% 4,400 15% 15,400* 41% 

Other  3,700 9% N/A 0% N/A 0% 

Total Function Space 40,500 100% 30,600 100% 37,800 100% 

* Pre function space includes designated pre function areas, lobbies, foyers and the subject property’s concourse 

Source: Grant Thornton LLP research 

 
Important observations related to this comparison of total function space and space allocation are as 
follows.   
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Total Function Space 
The subject property is proposed to offer 37,800 square feet of rentable function space.  This area is 
slightly smaller than the VCC and larger than the Grand.  To support a facility of 37,800 square feet, 
the subject property should be hosting a minimum of 260 events per year, assuming an event mix 
similar to those realized by the comparable facilities.  As indicated in the demand projections, the 
subject property is expected to exceed these figures in Year 1 of operations, with 364 events.  
“Other events”, which tend to be smaller events requiring smaller function rooms, make up 333 of 
the 364 projected events.  Based on this analysis and the review of comparable facilities, function 
space of 38,000 square feet is considered to be an appropriate size, based on the projected demand 
for the subject property.   
 
Ballroom / Main Hall 
The subject property’s ballroom is proposed to be 12,500 square feet, which is similar in size to the 
ballrooms of the two comparable properties.  The proposed size of the subject property’s ballroom 
is appropriate for the market and the proposed event size and mix. 
 
Meeting Rooms / Salons 
The subject property has a lower proportion of meeting room space than the Grand.  Given the 
subject property’s projected event mix (“other events” equal 87% of the projected events), it should 
have a higher proportion of meeting space than the comparable facilities.  The space allocation at 
the subject property should allow for hosting several, concurrent smaller events.  The Grand is the 
more comparable facility to the subject property in terms of event mix.  With 26% of the subject 
property’s functions space currently allocated to meeting rooms and salons, compared to 49% at the 
Grand, the subject property should increase its overall proportion of meeting room space. 
 
With regard to the size of each meeting room, the proposed size of “other events” must be 
considered. The “other events” tend to be smaller (average 120 delegates per event) than 
conferences, conventions and trade shows.  The size of the individual meeting rooms should be 
designed to accommodate groups of 40 to 150 delegates.  The meeting rooms at competitive 
facilities range in size from 230 to 2,200 square feet.  The size of the Grand’s meeting rooms range 
from 260 to 4,950 square feet.  While, at this time, the subject property’s preliminary plans do not 
indicate square footage allocation for each meeting room, the size of the Grand’s meeting rooms 
should be used as a guideline for the subject property. 
 
Pre-function Space 
The subject property’s proportion of pre-function space is high relative to both of the comparable 
properties, but in particular in relation to the Grand’s.  Given observations noted about allocation of 
meeting room and salon space, it would be prudent to re-allocate a portion of pre-function space to 
meeting room space.   
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Recommendations 
Based upon the above analysis, the subject property’s proportion of pre-function space is high 
relative to comparable properties and should be reduced, with the extra space re-allocated to 
meeting rooms.  The following table summarizes the recommended re-allocation of function space. 

 

Recommended Function Space - Subject Property 

Function Area 
Current Proposed 
 Function Space* 

Recommended 
Function Space 

 
Function 

Space 
% 

Function 
Space 

% 

Ballroom/Main Hall 12,500 33% 12,500 33% 

Meeting Rooms/Salons 9,900 26% 15,000 39% 

Pre-Function Space 15,400 41% 10,500 28% 

Total Function Space 37,800 100% 38,000 100% 

Source: Grant Thornton LLP Analysis 

* Based on current, preliminary architectural plans (provided September 21, 2004). 
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Financial Projections 

Introduction 
The financial projections for the subject property have been prepared based on current operating 
trends and the performance of comparable facilities.  Exhibit I is the Statement of Projected 
Revenue and Expenses for the subject property for the first five years of operation.  Exhibit II 
presents a detailed breakdown of the room rental and food and beverage revenue for Year 1.  The 
following paragraphs present further detail on the projected revenues and expenses, in addition to 
the assumptions upon which the projections are based.  
 
Significant Factors Affecting Financial Projections 
The primary factor influencing the financial projections is the revised event projections for the 
subject property, as detailed in the previous section.  Other key factors that have specifically affected 
the financial projections include the following: 

o Increased facility rental rates,  

o The inclusion of retail space in the subject property; 

o The revisions to the amount of rentable conference space, and; 

o The exclusion of property taxes (the subject property will be owned by the City of 
Nanaimo and will be exempt from paying property taxes). 

 
Timing Considerations 
Financial projections for the subject property have been prepared for the first five years of 
operation. The subject property is assumed to be operational by summer 2007, therefore a 
2007/2008 fiscal year has been assumed for Year 1 of the projections. 
 
Inflation Rate 
Provision has been made in the statement of projected revenue and expenses for annual inflationary 
increases of 2.5% over the projection period.  This inflation rate is based upon projections from the 
Conference Board of Canada. 
 



Market Feasibility Study 
Proposed Vancouver Island Conference Centre (Nanaimo, BC) 
September 2004 
 

51 

 

 

Revenues and Expenses 
Room Rental Revenue 
Revenue from rental of function space has been calculated based on the estimated annual square 
foot days of use documented previously in this report, and an estimated rental rate per square foot 
per day of $0.27 in 2007 dollars (Year 1), based on daily rental rates of comparable facilities.   
 
Increases in rental revenue take into account inflationary increases in rental rates as well as variations 
in utilization levels.  The following schedule illustrates the projected room rental revenue for the 
subject property.  Note that room rental revenue has been rounded to the nearest thousand.   
 

Projected Room Rental Revenue 
 

Year 
 

Delegate Days 
Square Foot 

Days 
Average Rental 

Rate/Ft.2 
Room Rental 

Revenue 
1 68,710 1,617,600 $0.268 $435,000 
2 83,390 2,096,000 $0.272 $571,000 
3 92,490 2,438,400 $0.277 $675,000 
4 100,590 2,762,400 $0.282 $779,000 
5 100,590 2,762,400 $0.289 $799,000 

 
Food and Beverage 
Food and beverage projections for the subject property assume the on-site operation of food and 
beverage facilities, rather than an external catering and commission structure.  Other publicly funded 
convention facilities tend to use external catering and receive a commission.  Commission structures 
typically vary depending on issues such as the extent of kitchen facilities and equipment maintained 
by the centre, and the anticipated volume of catering.  The benefit of on-site food and beverage 
operation is that it allows for increased flexibility in pricing and packaging, as well as internal quality 
control.  However, onsite operations also require a certain level of capital investment to develop and 
maintain kitchen facilities. 
 
Food and beverage revenue has been projected on a revenue per delegate day basis.  A revenue per 
delegate day rate of approximately $13.00 in 2007 dollars has been used to project revenue in Year 1, 
increasing by inflation over the projection period.   The calculation for Year 1 and Year 5 are 
illustrated below: 

Year 1   $13.00 x 68,710 delegate days = $893,000 

Year 5  $14.35 x 100,590 delegate days = $1,443,500   
 
Other Revenue Sources 
A number of other revenue sources have been identified for the subject property.  The following 
paragraphs provide a brief description of each revenue source and the assumptions used in the 
projections. 
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Services/Other 
Services/Other revenue patinas to revenue generated from miscellaneous sources and commission 
from other services provided, such as security or office support.  Revenue from miscellaneous 
services varies by facility and the types of events accommodated.  For the comparable facilities 
reviewed for this study, this revenue averages between $0.70 and $1.60 per delegate day.  Grant 
Thornton has used an estimate of approximately $1.60 per delegate day in 2007 dollars, accounting 
for inflationary increases, to project revenue from other services for the subject property. 
 
Event Recoveries 
Event recoveries are typically generated from additional event requirements such as the rental of 
audio- visual equipment.  Event recoveries have been projected at 55% of room rental revenue 
throughout the projection period, which equals $239,000 in Year 1 and $439,000 in Year 5.   
 
Retail Lease Revenue 
The preliminary plans for the subject property indicate that there is approximately 19,700 square feet 
allocated for retail space.  Discussions with realtors and developers in Nanaimo indicated that a retail 
lease rate of $18 per square foot was a reasonable rate for the facility, provided the retail stores are 
small, of a high-end nature and located in the heart of Nanaimo.  The calculations for the revenue in 
Year 1 and Year 5 are presented below. 
 

Year 1  $18 per square foot x 19,700 square feet       = $355,000 

Year 5   $19 per square foot x 19,700 square feet       = $376,000 
 
Note that it has been assumed that the initial lease with each outlet will have a term of three years at 
a fixed rate of $18 per square foot.   
 
Parking 
Parking revenue has been projected based on pay parking rates in downtown Nanaimo, assuming 
that the subject property retains control over parking facilities. Parking rates are based on the City 
rates for downtown parking (approximately $6.00 per day).  In Year 1, parking revenue is projected 
at $315,000, or 14.6% of revenue, increasing to $520,000 in Year 5.  The projected parking revenue 
reflects usage by convention centre visitors only. 
 
Direct Expenses 
Grant Thornton LLP has relied upon the performance of competitor facilities as well as the firm’s 
general knowledge of direct expenses for banqueting departments of large convention hotels to 
project direct operating expenses for the subject property. Direct expenses include food and 
beverage cost of sales, staffing, meeting room rental costs (e.g. housekeeping and direct labor costs), 
and event expenses for direct costs related to the provision of meeting services.   
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Direct expenses are projected to range from 50.3% to 53.5% of total revenues.  Details for each 
individual expense category are provided in the following paragraphs.   

Room Rental 
This category accounts for any direct operating expenses related to rental of meeting and function 
space, such as housekeeping and direct labour costs, and any direct costs related to the provision of 
other services.  Room rental expenses are projected at 25% of net room rental revenue, decreasing 
to 23%, and range from $109,000 in Year 1 to $184,000 in Year 5. 
 
Food and Beverage 
As mentioned previously, most publicly operated conference or trade and exhibition facilities have 
food and beverage service catered by an outside operator; therefore, the projected food and 
beverage expenses are not directly comparable in terms of direct operating expenses.  For the 
subject property, food and beverage expenses have been projected at 77% of related revenue.   
 
Event Services 
Event services include items such as audio visual equipment, flip charts, computer usage, and other 
props and equipment requirements for groups using the facility.  Event service expenses are based 
on the 2001 Study and are projected at 73% of event recovery revenue for the projection period.  
 
Retail Lease Expense 
There are a number of expenses associated with the retail lease space.  These include administration, 
vacancy allowance, and the one time inducement cost of attracting tenants.  A breakdown of the 
retail lease expenses for Year 1 and Year 2 are detailed in the following table. 
 

Retail Lease Expense 

 Year 1 Year 2 

Vacancy Allowance $17,750 $17,750 
Tenant Improvement Inducements $88,750 - 
Administration $35,500 $35,500 
Total $142,000 $53,250 

 
Retail lease expenses are projected assuming a three-year term; therefore expenses will increase in 
year 4 of operations to reflect the increase in rental rates. 
 
Parking 
Parking expenses relate to the parking staff and upkeep costs for the parking lot area. Parking 
expenses are projected at 45% of parking revenue for the term of the projections.   
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Undistributed Expenses 
Staffing 
This expense accounts for the salaries, wages and benefits of the subject property’s sales and 
marketing staff.  Staffing expenses are projected at $610,000, or 26% of total revenue in Year 1, 
increasing to $901,000, or 24% of total revenue in Year 5.  A breakdown of the staffing expenses is 
provided in the table below. 
 

Staffing Expenses 

Salaries $488,000 80%
Wages $91,500 15%
Temporary Staff $12,200 2%
Training and Development $12,200 2%
Other $6,100 1%
Total $610,000 100%

 
The proportion of staffing expenses was based on the performance of comparable facilities and 
hotel conference centre operations.   
 
Administrative and General 
This expense accounts for general administrative expenses, exclusive of salary costs, such as office 
supplies, audit and professional fees, insurance, equipment leases, parking and travel costs.  
Administrative and general expenses have been determined based on the performance of other 
conference facilities and are projected at 7.5% of total revenue in Year 1, decreasing to 7.0% for the 
remainder of the projections.  Administrative and general expenses range from approximately 
$176,000 to $263,000 per annum over the term of the projection period. 
 
Business Development/Marketing 
This expense accounts for the general marketing and business development costs, such as the 
production of brochures, advertising costs, and related travel costs.  Advertising and 
brochure/promotional material costs are projected to make up over 75% of the total business 
development/marketing expense.  This expense excludes any salary costs for sales staff, which was 
projected separately in the Staffing expense category discussed above.   
 
Business development expenses are projected to be approximately 7.0% of total revenue in Year 1, 
decreasing to 6.0% by Year 5.   
 
Operating Costs 
Operating costs include primarily maintenance and utilities expenses as well as maintenance staff 
costs.  A breakdown is illustrated below. 
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Operating Costs 

Operating Supplies $28,000 8%
Building Repairs & Maintenance $95,000 27%
Equipment Repairs & Maintenance $18,000 5%
Energy $211,000 60%
Total $352,000 100%

 
Grant Thornton LLP has projected operating costs at 15% of total revenue in Year 1 or $352,000.  
Operating costs are projected to increase to $526,000 (14.0% of total revenue) by Year 5.   
 
Income Available for Debt Service 
Income before interest and taxes has been projected to range from ($210,000) in Year 1 or -8.9% of 
total revenue, to ($66,000) or –1.8% in Year 5.  Note that the City of Nanaimo will own the land and 
the facility.  Consequently, property taxes are not applicable. 
 

Revenue and Expense Projections  

 Year 1 Year 2 Year 3 Year 4 Year 5 

Revenue $2,347,000 $2,884,000 $3,272,000 $3,671,000 $3,754,000 
Expenses $2,557,000 $2,995,000 $3,357,000 $3,749,000 $3,820,000 
Income Available for Debt Service ($210,000) ($111,000) ($85,000) ($78,000) ($66,000) 
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Exhibits 

Exhibit I Statement of Projected Revenues and Expenses  
 
Exhibit II Year 1 Projections 
 



EXHIBIT I
PROPOSED VANCOUVER ISLAND CONFERENCE CENTRE
NANAIMO, BRITISH COLUMBIA
STATEMENT OF PROJECTED REVENUE AND EXPENSES 

Year 1 Year 2 Year 3 Year 4 Year 5
Number of Events 364 397 404 410 410
Delegate Days 68,710 83,390 92,490 100,590 100,590

REVENUE
Room Rental 435,000$       18.5% 571,000$       19.8% 675,000$       20.6% 779,000$     21.2% 799,000$      21.3%
Food & Beverage 893,000 38.0% 1,111,000 38.5% 1,263,000 38.6% 1,408,000 38.4% 1,443,000 38.4%
Services/Other 110,000 4.7% 137,000 4.8% 155,000 4.7% 173,000 4.7% 177,000 4.7%
Event Recoveries 239,000 10.2% 314,000 10.9% 371,000 11.3% 428,000 11.7% 439,000 11.7%
Retail Lease revenue 355,000 15.1% 355,000 12.3% 355,000 10.8% 376,000 10.2% 376,000 10.0%
Parking 315,000 13.4% 396,000 13.7% 453,000 13.8% 507,000 13.8% 520,000 13.9%
Total Revenue 2,347,000      100.0% 2,884,000      100.0% 3,272,000      100.0% 3,671,000    100.0% 3,754,000     100.0%

DIRECT EXPENSES
Room Rental 109,000 25.0% 137,000 24.0% 155,000 23.0% 179,000 23.0% 184,000 23.0%
Food & Beverage 688,000 77.0% 855,000 77.0% 973,000 77.0% 1,084,000 77.0% 1,111,000 77.0%
Event Expenses 174,000 73.0% 229,000 73.0% 271,000 73.0% 312,000 73.0% 320,000 73.0%
Retail Lease Expense 142,000 40.0% 53,000 14.9% 53,000 14.9% 56,000 14.9% 56,000 14.9%
Parking Expenses 142,000 45.0% 178,000 45.0% 204,000 45.0% 228,000 45.0% 234,000 45.0%
Total Direct Expenses 1,255,000 53.5% 1,452,000 50.3% 1,656,000 50.6% 1,859,000 50.6% 1,905,000 50.7%

GROSS OPERATING INCOME 1,092,000 46.5% 1,432,000 49.7% 1,616,000 49.4% 1,812,000 49.4% 1,849,000 49.3%

UNDISTRIBUTED EXPENSES
Staffing 610,000 26.0% 721,000 25.0% 785,000 24.0% 881,000 24.0% 901,000 24.0%
Administrative & General 176,000 7.5% 202,000 7.0% 229,000 7.0% 257,000 7.0% 263,000 7.0%
Marketing/Bus. Development 164,000 7.0% 187,000 6.5% 213,000 6.5% 220,000 6.0% 225,000 6.0%
Operating Costs 352,000 15.0% 433,000 15.0% 474,000 14.5% 532,000 14.5% 526,000 14.0%
Total Undistributed Expenses 1,302,000 55.5% 1,543,000 53.5% 1,701,000 52.0% 1,890,000 51.5% 1,915,000 51.0%

INCOME AVAIL. FOR DEBT SERVICE ($210,000) -8.9% ($111,000) -3.8% ($85,000) -2.6% ($78,000) -2.1% ($66,000) -1.8%

Source:  Grant Thornton LLP
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Exhibit II
PROPOSED VANCOUVER ISLAND CONFERENCE CENTRE
NANAIMO, BRITISH COLUMBIA
YEAR 1 PROJECTIONS

Variables Jan. Feb. Mar. Apr. May Jun. Jul. Aug. Sep. Oct. Nov. Dec. Year 1

Percentage of Events 2.0% 13.0% 10.0% 7.0% 10.0% 9.0% 3.0% 3.0% 13.0% 22.0% 5.0% 3.0% 100.0%

Number of Events - Total 7 47 36 25 36 33 11 11 47 80 18 11 364.00
Conferences/Conventions 0 3 2 1 2 2 1 1 3 5 1 1 21.00
Trade & Consumer Shows 0 1 1 1 1 1 0 0 1 2 1 0 10.00
Other Events 1 4 28 21 15 21 19 6 6 28 47 11 6 213.00
Other Events 2 2 16 12 8 12 11 4 4 16 26 6 4 120

Average Delegate Days
Conferences/Conventions 1,350             1,350               1,350             1,350              1,350                1,350            1,350           1,350            1,350                1,350                1,350             1,350             1,350                
Trade & Consumer Shows 1,000             1,000               1,000             1,000              1,000                1,000            1,000           1,000            1,000                1,000                1,000             1,000             1,000                
Other Events 120                120                  120                120                 120                   120               120              120               120                   120                   120                120                120                   
Other Events 2 40                  40                    40                  40                   40                     40                 40                40                 40                     40                     40                  40                  40                     

Total Delegate Days 1,374             8,932               6,871             4,810              6,871                6,184            2,061           2,061            8,932                15,116              3,436             2,061             68,710              
Conferences/Conventions 567                3,686               2,835             1,985              2,835                2,552            851              851               3,686                6,237                1,418             851                28,350              
Trade & Consumer Shows 200                1,300               1,000             700                 1,000                900               300              300               1,300                2,200                500                300                10,000              
Other Events 511                3,323               2,556             1,789              2,556                2,300            767              767               3,323                5,623                1,278             767                25,560              
Other Events 2 96                  624                  480                336                 480                   432               144              144               624                   1,056                240                144                4,800                

 
Average Sq. Ft. / Delegate Day

Conferences/Conventions 40 40 40 40 40 40 40 40 40 40 40 40 40
Trade & Consumer Shows 18 18 18 18 18 18 18 18 18 18 18 18 18
Other Events 10 10 10 10 10 10 10 10 10 10 10 10 10
Other Events 2 10 10 10 10 10 10 10 10 10 10 10 10 10

Total Sq. Ft. Days 32,352           210,288           161,760         113,232          161,760            145,584        48,528         48,528          210,288            355,872            80,880           48,528           1,617,600         
Conferences/Conventions 22,680           147,420           113,400         79,380            113,400            102,060        34,020         34,020          147,420            249,480            56,700           34,020           1,134,000         
Trade & Consumer Shows 3,600             23,400             18,000           12,600            18,000              16,200          5,400           5,400            23,400              39,600              9,000             5,400             180,000            
Other Events 5,112             33,228             25,560           17,892            25,560              23,004          7,668           7,668            33,228              56,232              12,780           7,668             255,600            
Other Events 2 960                6,240               4,800             3,360              4,800                4,320            1,440           1,440            6,240                10,560              2,400             1,440             48,000              

Conferences/trade shows Rental Rate / Sq. Ft. 0.250$           0.250$             0.250$           0.250$            0.250$              0.250$          0.250$         0.250$          0.250$              0.250$              0.250$           0.250$           0.250$              

Other events 0.350$           0.350$             0.350$           0.350$            0.350$              0.350$          0.350$         0.350$          0.350$              0.350$              0.350$           0.350$           0.350$              

Other events 2 0.350$           0.350$             0.350$           0.350$            0.350$              0.350$          0.350$         0.350$          0.350$              0.350$              0.350$           0.350$           0.350$              
 

Room Rental Revenue - Total 8,700$           56,500$           43,400$         30,500$          43,400$            39,200$        13,100$       13,100$        56,500$            95,700$            21,800$         13,100$         435,000$          
Conferences/Conventions 5,670$           36,855$           28,350$         19,845$          28,350$            25,515$        8,505$         8,505$          36,855$            62,370$            14,175$         8,505$           283,500$          
Trade & Consumer Shows 900$              5,850$             4,500$           3,150$            4,500$              4,050$          1,350$         1,350$          5,850$              9,900$              2,250$           1,350$           45,000$            
Other Events 1,800$           11,600$           8,900$           6,300$            8,900$              8,100$          2,700$         2,700$          11,600$            19,700$            4,500$           2,700$           89,500$            
Other Events 2 336$              2,184$             1,680$           1,176$            1,680$              1,512$          504$            504$             2,184$              3,696$              840$              504$              16,800$            

Ave. Food & Beverage Rev. / Delegate Day 13.00$           13.00$             13.00$           13.00$            13.00$              13.00$          13.00$         13.00$          13.00$              13.00$              13.00$           13.00$           13.00$              

Food & Beverage Revenue - Total 17,865$         116,120$         89,323$         62,526$          89,323$            80,391$        26,797$       26,797$        116,120$          196,511$          44,662$         26,797$         893,230$          
Conferences/Conventions 7,371$           47,912$           36,855$         25,799$          36,855$            33,170$        11,057$       11,057$        47,912$            81,081$            18,428$         11,057$         368,550$          
Trade & Consumer Shows 2,600$           16,900$           13,000$         9,100$            13,000$            11,700$        3,900$         3,900$          16,900$            28,600$            6,500$           3,900$           130,000$          
Other Events 6,646$           43,196$           33,228$         23,260$          33,228$            29,905$        9,968$         9,968$          43,196$            73,102$            16,614$         9,968$           332,280$          
Other Events 2 1,248$           8,112$             6,240$           4,368$            6,240$              5,616$          1,872$         1,872$          8,112$              13,728$            3,120$           1,872$           62,400$            
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Appendix A: Disclosure Statement 
This report has been prepared in accordance with Section 4250 of the Canadian Institute of 
Chartered Accountants (“CICA”) Handbook which establishes standards for the measurement, 
presentation and disclosure of future oriented financial information when presented for external 
users. 
 
Specific disclosure with regard to this engagement and report is as follows: 
 
1. The future oriented financial information (Statements of Projected Revenue and Expenses) 

presented in this report are projections. 
 
2. The significant assumptions underlying the future oriented financial information are disclosed in 

the first section of the report. 
 
3. A projection is defined as future oriented financial information prepared using assumptions that 

reflect the entity’s planned course of action for the period covered given management’s 
judgement as to the most probably set of economic conditions, together with one or more 
hypotheses that are assumptions which are consistent with the purpose of the information but 
are not necessarily the most probable in management’s judgement. 

 
4. The actual results achieved by the proposed resort hotel over the projection period will vary 

from the information presented herein and the variations may be material. 
 
5. The effective date of the underlying assumptions for this report is September 30, 2004. 
 
6. The future oriented financial information may be updated subsequent to the issuance of this 

report if so requested by the client. 
 
7. This report has been prepared for the City of Nanaimo and is intended to be used for internal 

management purposes and for presentation to City Council.  The information contained within 
this report should not be used for any purpose other than that disclosed herein. 
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Appendix B: Community Facilities in Nanaimo 
The following space is available at the parks, recreation, and cultural facilities in the Nanaimo region. 
 

Facility 
Theatre seating 
(fire regulations)

Meal function 
seating  

Approximate floor 
area 

Beban dressing rooms 14 14 18’ X 16’ 
Bowen meeting room 1, 2, or 3 18 18 21’ X 13’ 
Bowen conference room 18 18 13’ X 34’ 
Bowen activity room 2 or 3 35 25 36’ X 25’ 
Beban mtg. rms. 7, 8, 12, 13, 14, 
19, 20, or 21 

50 40 24’ X 35’ 

Bowen activity room 2/3 71 45 72’ X 25’ 
Maffeo auditorium (community 
services bldg.) 

91 50 24’ X 44’ 

Beban stage 120 50 30’ X 56’ 
Bowen clubhouse 80 50 50’ X 24’ 
Kin Hut Activity Centre 85 50 35’ X 29’ 
Harewood activity centre 85 50 41’ X 26’ 
Bowen activity room 1 97 50 44’ X 28’ 
Beban double meeting room 100 60 35’ X 48’ 
Nanaimo aquatic centre room A 100 60 25’ X 35’ 
Nanaimo aquatic centre room B 130 80 35’ X 35’ 
Beban triple meeting room 150 100 38’ X 72’ 
Beban lounge 230 150 63’ X 46’ 
Nanaimo aquatic centre room 
A/B 

230 150 35’ X 60’ 

Departure Bay activity centre 276 180 65’ X 54’ 
Bowen auditorium 306 200 74’ X 52’ 
Beban half-auditorium 315 200 80’ X 48’ 
Beban auditorium A & lounge 650 575 48’ X 108’ 
Centennial building 625 400 60’ X 125’ 
Beban full auditorium 800 680 80’ X 96’ 
Beban full auditorium & lounge 1135 900 159’ X 80’ 
Civic Arena main floor 1400 900 180’ X 80’ 
Civic Arena main floor & 
perimeter seating 

2500  210’ X 130’ 

Frank Crane Arena main floor 1400 1000 200’ X 85’ 
Frank Crane Arena main floor & 
perimeter seating 

4155  165’ X 240’ 

Source:  Tourism Nanaimo. City of Nanaimo Parks, Recreation, and Culture Facilities. 
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Facility Capacity 

Air Force Association of Canada 70 
Branch 256 Legion 220 
Brechin United Hall 200 
Cavalotti Hall 200 
Cedar Hall 250 
Chase River Activity Centre 60 
Christ Community Church Hall 275 
Christ Community Meeting Room 20 – 50 
Curling Club 300 
Ecumenical Centre 300 
Elks Club 180 
Fish and Game Club (members only) 150 
German Club 110 
Hungarian Cultural Centre 60 
Lantzville Community Hall 140 
Moose Hall (must use Moose catering) 186 
Nanaimo Squash Club 60 
Newcastle Island Pavilion 200 
Pleasant Valley Hall 180 
Rugby Club – Nanaimo Hornets 150 

St. Andrew’s United Church Hall 
600 – sanctuary 

170 – hall 
St. James Church Hall 79 
St. Paul’s Church Hall 125 
St. Peter’s Church Hall 200 
Scout Hut  150 

Wellington Hall 

93 – small 
136 – main 

(folding doors) 
Source:  Tourism Nanaimo. City of Nanaimo Parks, Recreation, and Culture Facilities. 
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Appendix C: List of Interviewees 
Associations contacted: 
• BC Automobile Assn 
• BC Forestry Assn 
• BC Law Institute 
• Assn of Prof Engineers & Geoscientists of BC 
• BC & Yukon Hotels Assn 
• BC Lung Assn 
• BC Pharmacy Assn 
• BC Sheet Metal Assn 
• BC Veterinary Medical Assn 
• Building Supply Dealers Assn of BC 
• Royal Canadian Legion 
• United Way 
• Beta Sigma Phi 
• Great West Life 
• London Life 
• Asia Pacific Foundation of Canada 
• Airforce Assn of Canada 
• Army Navy & Air Force Veterans Club 
• Autism Society of BC 
• Registered Nurses’ Assn of BC 
• Downtown Society?? 
• Canada Labour Congress 
• International Woodworkers of America 
• Sport BC 
• BC Professional Foresters 
• BC Assn of Optometrists 
• Florists Society?? 
• BC Public School Employers Assn 
• Ministry of Forests 
• BC Medical Assn 
• Forest Alliance of BC 
• BC Veterinary Medical Assn 
• BC Sheet Metal Assn 
• Restaurant & Foodservice Assn of BC 
• Airforce Assn of Canada 
 
Businesses contacted: 
• Great West Life 
• London Life 
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• United Way 
• Canadian Airlines 
• BC Gas Utility Ltd 
• Nanaimo Credit Union 
• Vancouver Island Community Futures Development 
• Rental that does decorating 
• School District #68 
• Nanaimo Regional General Hospital 
• Malaspina University-College 
• Harmac Pacific  Ltd 
• Overwaitea Foods 
• McDonald’s 
• Island Phoenix Division 
• Sears Canada 
• Dept of Fisheries and Oceans 
• BC Hydro 
• Nanaimo Realty and Insurance 
• Mayo Forest Products Ltd 
• Ministry of Social Services 
• Canadian Imperial Bank of Commerce 
• BC Ferry Corporation 
• BC Tel 
• Canada Post 
• BC Transit 
• The Bay 
• Eaton’s 
 
Event Planners: 
• CTSE Event Services 
• Education Innovations 
• Eventful Consulting Group 
• Famous Events Ltd 
• High Performance Events 
• Unique Events Inc 
• Westcoast Travel & Events 
• Advance Group-Incentive Group & Conference Management 
• Events by Design Convention & Meeting Management 
• Events West Coordination Services 
• Panther Production Co Inc 
• Connections Victoria 
• Victoria Visitors & Convention Bureau 
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• Garden City Exhibition & Events 
• Event Essentials 
• Pacific North West Events Management 
• Sterling Events 
• Eventful Consulting Group 
• Westcoast Communications Design 
• Innovative Productions 
• Venue West 
• Plum Promotions Inc 
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Appendix D: Association Meeting Needs 
Association Meeting Type # of Attendees Duration Frequency Hotel (Room 

nights/event) 
Comments 

No. 1 Conference 150 2 2 /year 150 Won’t use Nanaimo 
No. 2 Conference 200 3 annual 400 – 600  
No. 4 Conference 50 – 100 2 annual Few Regional 
No. 4 Conference 25 – 50 2 every 2 years 25-50  
No. 5 Conference 200 5 every 2 years 750 – 1000  
No. 8 Conference 1,000 2 + 1 set-up annual 800 Won’t leave Abbotsford 
No. 9 Conference 600 – 700 3 + 1 set-up annual 1,800  
No. 10 Conference 300 3 + 1 set-up annual 600 Won’t leave Victoria 
No. 10 Conference 350 2 + 1 set-up annual 350 Won’t leave Interior 
No. 11 Conference 300 3 every 2 years 400  
No. 2 Meeting 12 1 3/year negligible  
No. 6 Meeting 150 – 200 2 annual 200+ Won’t leave Vancouver 
No. 9 Meeting 40 – 50 ½ 4 / month <5 Might use Nanaimo for some 
No. 7 Meeting 130 3 annual 490 Won’t leave Whistler 
No. 3 Meeting & 

Trade Show 
300, 100 booths 
with 250 people 

2 + 1 set-up every 2 years 700 – 900  

No. 12 Meeting & 
Trade Show 

100 – 150 3 annual 300 – 450 Won’t leave Vancouver 

No. 7 Training 50 1 – 2 1 – 2 /year 10 - 20  
No. 7 Training 450 4-5 + 1 set-up every 2 years 1,800 – 2,250 Won’t use Nanaimo 
No. 2 Workshops 50 – 150 1 2 – 5 /year minimal  
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Appendix E: Local Business and Government Meeting Needs 
Business Meeting Type # of Attendees Duration Frequency Hotel (Room 

nights/event)
Comments 

No. 5 Conference 150 & 15 exhibitors 3-4 days every 5 – 7 yrs 450 – 600  
No. 9 Conference 120 2 days every 5 -7 yrs 240  
No. 6 Formal meal 300 – 500 dinner 3/year negligible  
No. 7 Formal meal 300 – 500 breakfast annual negligible currently limited to 300 
No. 9 Formal meal 100 - 200 dinner 2 -3/year minimal  
No. 1 Forum 60 1 day annual 4-5  
No. 7 Forum 50 – 100 evening 2/year none  
No. 2 Training 100 1 day 4 – 6 /year none  
No. 9 Training 100 2 days annual 3-6  
No. 1 Meeting 25 – 35 breakfast  1/month none  
No. 3 Meeting 30 – 60 1 – 2 days 1/month 5 – 10  
No. 3 Meeting 100 3 days 2/year 30-40  
No. 5 Meeting 25 ½ day annual none  
No. 7 Meeting 20 – 25 1 day 6/year 5 – 6   
No. 8 Meeting 10 – 40 1 day 1/month none  
No. 11 Regional 

meeting 
25 – 150 (avg 40) 2/3 - 1 day,  

1/3 - 1 day 
2 – 3 /week most 

participants 
mix of room sizes 

No. 2 Regional 
meeting 

100 1 day 2 – 3 /year 65 need plenary and breakout 

No. 6 Reg’l workshop 50 – 100 1 day 6 – 10 /year limited technology  
No. 4 None      
No. 10 None     Possible conference of 500-600 

for 4 days every 5 -7 years 
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Appendix F: Preliminary Facility Drawings 














