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transit stations and the market assessment indicates that tenant demand for the type of office 
envisioned in the \VCAP is non-existent. 

The Westmark Team initially concluded that the Study Area is appropriate for medium density 
residential uses serving as a transition between the CBD to the west and the predominately 
residential neighbourhood to the east. Later, they modjfied their proposal to include a range of 
uses including: retail, multifamily (apartments), commercial and live/work uses. This latter 
proposal is summarized below and was used to assist in exploring the best use of the Study Area. 

3. Summary of The Westmark Proposal 

General Descri ption: 
Proposes multi-family apartment units (approx 960 units) 
Adds more retail floor space to the Area Plan 

- Reduces office floor space area relative to the Area Plan 
Increases density from 1.25 FAR to ] .75 FAR buildable floor area for primarily retail space 
and live/work units which would create a servicing capacity review 
Enables stand alone residential buildings and mixed use buildings 
Proposes to increase the Alexandra quarter population by approximately 1,750 (e.g., 29%) 
for a projected neighbourhood total of 7,750 people. 
Proposes to decrease jobs by 1,000 people to 1,000 jobs for the Alexandra quarter. 

Westmark Proposal 

Item General Description 

Study Area 64,304.5 ml (692,168.4 ftl) 

Maximum FAR 
Total FAR for all uses - 1 .75 FAR 
- (1.50 base +0.25 DB for affordable housing) 

New Multi-Family Mixed Uses 
At 1.75 FAR, total proposed floor area is: 
- 112,532.9 m2 (1,211,293 .8 ft2) 

Commercial Area 
Using 1.75 FAR 
- 22.506.6 ml (242,258 .8 fF) 

Live I Work Area 
Using 1.75 FAR 
- 14,492.9 m2 (156,000 fF) 

75.533.4 m2 (813,034.8 fF) 
Residential (apartments) - Providing approximately 960 apartment units and 

housing approximately 1,750 people. 

Maximum Height Up to 5-storeys 

- To help replace lands to meet the OCP AN SO 

OCP ANSO Designations requirements, Westmark has provided a list of 

- In Study Area: Replace ANSD Area 1A with Area 2 
possible sites that might be used to restrict ANSD 

which allows ANSD (e.g., residential) uses 
uses in exchange for allowing ANSD (residential) 
uses in the Study area 

Elsewhere: Replace ANSO Area 2 with 1 A which 
- The proposed sites have not been secured to place - the ANSD Area A 1 designation on them, and more 

prohibits ANSD (e.g., residential) uses 
analysis and consultation with YVR, property owners 
and the public are needed. 

Infrastructure and Transportation Servicing Capacity - Would require a review. 
(water, sanitary, drainage) 
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Minimum Lot Size Policies 
The minimum lot area for redevelopment is 1.0 ha (2.47 ac) and there are to be no orphaned lots 
of 0.4 ha or less (1 ac. or less), in order to facilitate the envisioned re-development and so as not 
to perpetuate non-confonning uses (e.g., single detached homes). 

Density Pol icies 
The allowed density is established at 1.25 FAR with a maximum retail floor plate of929 m2 

(10,000 ft2). 

Height Policies 
Building heights are generally limited to two to four-storeys (8 ill to 15 m). Five-storeys (20 rn) 
may be considered for non-combustible or concrete construction, increased open space, and there 
is to be no additional overshadowing of neighbouring properties. 

The following table further summarizes the Area Plan policies for the Study Area: 

Study Area Cha.racteristics 
West Cambie Area Plan, Alexandra Quarter Business I Office Area 

Topic Summary 

Study Area - Size 
- 15.89 acres, or 6.43 ha 
- Approximately 10% of the whole Alexandra Quarter Section 

lotal Buildable Area 1 - 64,304.5 m2, or 692,168.3 ft2 

Mixed Employment 

2041 OCP Land Use 
Those areas of the City where the principal uses are industrial and stand-alone 

Designation 
office development, with a limited range of support services. In certain areas, a 
limited range of commercial uses are permitted such as the retail sale of building 
and garden supplies, household furnishings, and similar warehouse goods. 

2041 OCP Noise Sensitive - Designation - Area 1A (35 - 40 NEF) 
Development Area (ANSD) - New Aircraft Noise Sensitive Land Uses (residential, school, hospital, day 
Designation care) are prohibited 

- Mixed Employment Uses (non residential) 

I 

- Office commercial 
- Restaurants and neighbourhood pub 
- Retail and retail services commercial - small floor plate only 
- Educational facilities 

West Cambie Area Plan, - Recreational facilities 
Alexandra Quarter Land Use, - Enclosed commercial parking, preferably structured. 
Density, Height: - A service station and neighbourhood commercial uses, at the southeast 

corner of Garden City Road and Cambie Road. 
- Maximum FAR 1.25 
- Maximum Height 

- 2 to 4 storeys (8 metres - 15 metres) 
- 5 storeys (20 metres) of non-combustible construction can be considered. 

Mainly Single Family - RS1fF 
Existing Zoning Width = 18 m (60 ft) 

Minimum Area 828 m2 (8,913 ft2) 

Existing Uses Single Family Residential 

- The Study Area is well serviced by public transit with two current bus routes 
fronting Garden City Road (407 and 430), bus service along Cambie Road and 

Transit Services there are direct bus connections to the Richmond-Brighouse and Bridgeport 
Canada Line stations. 

- The Canada Line is about 1 km (about a 15 minute walk) from the area. 
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Study Area Characteristics 
West Cambie Area PlanJ Alexandra Quarter Business I Office Area 

Topic Summary 

- The City is working with TransLink to monitor service levels and seek service 
improvements over time. 

Water System 

Sanitary Septic Tank: Sanitary Sewer System to be provided with development 

Drainage Yes 

Alexandra Dis1rict Energy Utility 
New development will be required to connect to the ADEU 

(ADEU) 

Since the Area Plan was approved in 2006, it has served the City well, as many multifamily 
developments have already been built and are being proposed, parks have been established, a 
Smart Centre rezoning is under consideration and an IsmaLi lamatkhana (a religious bujlding) is 
being finalized. To promote sustainability, in 2011, the City established an Alexandra District 
Energy (ADEU) system for the quarter. 

As with all Area Plans, including the Study Area, it is understood that full bujld out will take 
time and depends on a range of factors including the economy, the market and developer 
interests. As some non residential uses like offices and retai I uses often may take longer to 
develop, those owners may express concern and ask to have the Study Area redesignated for 
other uses (e.g., multifamily uses) for short tenn benefit. However, as the purpose of the Area 
Plan is to guide development in a balanced marmer, over the longer tenn through fluctuating 
market cycle demands, any request to change the Study Area should be evaluated from a long 
term perspective. 

Westmark proposes multifamily residential and live / work uses in the Study Area which wouJd 
displace needed office and other employment uses. As it would also allow more residential uses 
and people which are not needed and less employment lands and fewer jobs which are not 
desirable, it is unacceptable. The Westmark proposal also suggests that any reduced office lands 
i.n the Study Area should be directed to the City Centre along the Canada Line, as this is the best 
place for them. Staff do not agree: (1) as not all City offices should go in the City Centre or 
along the Canada Line, (2) they cannot all afford the higher City Centre office space costs, (3) a 
range of office spaces and prices are needed throughout the City, and (4) it will not meet the 
needs of the people in the West Cambie Alexandra quarter, or on a City wide basis. 

The Westmark argument is based mainly on the short term and unfounded premise that, as office 
uses appear hard to establish in the Study Area, they should be reduced and residential uses 
should be allowed. Staff consider that the rationale behind the Westmark proposal is 
questionable. rVIuch more work would need to be done by Westmark, in consultation with the 
City, property owners and the public, to find acceptable alternate locations for any displaced 
office space. For these reasons, staff recommend not changing the Area Plan. 

The Study Area was also established to accOlnmodate similar uses which may be displaced from 
other areas of the City (e.g., the City Centre), an important long tenn City economic re
developnlent objective. In this regard, City staff conducted a review of the types of employment 
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undertook the major 2041 Employment Lands Strategy which indicates that the North Riclunond 
sector currently has sufficient land to Ineet 2041 office projections, but that any reduction would 
result in a deficit that would need to be made up elsewhere. The Strategy also recognizes and 
supports the City's desire to designate land in the Alexandra neighbourhood for offices, 
businesses, restatu'ants, neighbourhood pubs, retail and retail services) commercial uses with a 
small floor plate only, educational facilities, recreational faciLities, and at the southeast comer of 
Garden City Road and Cambie Road, a service station and neighbourhood commercial uses. The 
City's long term office and commercial use needs are summarized in the following table: 

Floor Area Requirements (current and 2041 projected) 

Item Office Land Office Land Commercial Land Commercial Land 
Citywide North Richmond* CityWide North Richmond* 

2009 Land zoned and 436 acres 135 acres 1,112 acres 137 acres 
designated (176 ha) (54.6 ha) (450 ha) (55.4 ha) 

2041 needs 449 acres 135 acres 1,069 acres 161 acres 
(182 ha) (54 .6 ha) (433 ha) (65.1 ha) 

Difference 13 acres (5.3 ha) 
0 43 acres (17.4 hal 24 acres (9.7 hal 

Shortfall Surplus Shortfall 

-Richmond Land Use Strategy 

It should be noted tbat, revising the above studies is not necessary or recommended, as they were 
just completed and are sti 11 relevant. As well, the necessary 2011 Census infonnation is not 
available and will not be until later (e.g., possibly in 2014). Thus, based on the City consultant 
advice, the Study Area should be retained and not casually changed to allow residential uses 
based on one developer's short concerns which do not consider the City's long tenn employment 
lands and job creation interests. 

4. 2041 Official Community Plan 

The 2041 OCP policies are based on the above stlldies which helged determine the 2041 OCP 
population and employment levels, and how the City will manage population and employment 
gro'Nih to 2041. The Study Area has a 2041 OCP designation of "Mixed Employment" which is 
defmed as: 

"those areas o/the City where the principal uses are industrial and stand-alone office 
development, with a limited range of support services. In certain areas, a limited 
range of commercial uses are permitted such as the retail sale of building and garden 
supplies, householdfurnishings, and similar warehouse goods". 

With this OCP Mixed Employment lands designation, the 2041 OCP aims to achieve a balance 
of residential and employment lands to meet the City'S long term employment and job creation 
needs. The OCP Mixed Employment designation supports range of employment uses in the 
Study Area and clearly does not allow resjdential uses, such as those proposed by Westrnark 
(e.g., multifamily dwellings, live / work uses). In this regard, the Westmark proposal, to add 
residential uses and reduce the employment lands is not consistent with the 2041 OCP policies. 

In establishing the City's long tenn employment and commercial (retail and office) space 
requirements, the OCP has also set out lands which are needed to attract a sustainable work 
force with good quality, high-paying jobs in the professional services (e.g., doctors, lawyers, 
accountants), high-tech, natural and applied sciences, retail and public sectors, and which 
support these BC economic growth sectors. As well, in balancing residential and employment 
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north Richmond. It is the case that offlce ::,pace should generally be located at or near transit 
or on iVO. 3 Unfortunately, downtown either or office, 

residential is more valuable, residential is pushing out potential new office space, 
regardless of demand. The Study Area must be preserved to provide for jilture employment 
demand. De5pite the current market, it is possible that at some time in the/uture, this could 
become an office area and perhaps attract large tenants who want their own campus 
like office buildings. That type of single tenant lower cost office building, rather than multi 
tenant office buildings canfunction without a central location. 

b) Relationship to City To 
The City Centre (2009 City Centre Area Plan - Aberdeen Village), to the west is designated 
as the City's Central Business District (CBD) and the WCAP - Alexandra Neighbourhood 

I 2009 CCAP 2041 
Ofiicial Community Plan that 'direct office uses to the City Centre'. 

City's Real Estate Consultant's Comments: As noted above the City Centre is expensive 
tUlJ.fHH,H al~ve,lODme.nL is out office Large office tenants 

typically cannot afford to go into a City Centre and are possible tenants of this area. The 
City Centre is typically ideal for smaller tenants and multi-tenant buildings. 

c) The Rapid Transit 
The developer suggests that the primary location criteria for office tenants and hence 
~'_HU"~"~""~"'" developments is proximity to 

City's Real Estate Consultant's Comments: As above, there is possiblefilture demand for 
lower cost, non-City Centre, office space. 

d) Office Vacancy 
The City has SOlne of the highest office vacancy rates in the region, across all office classes 
(A,B,C) little of the City'S office inventory is near and 
the assessment that tenant demand the type 
WCAP is non-existent; 

City's Real Estate Consultant's Comments: Richmond's suburban office market a 
very high vacancy rate. Some a/those office buildings which are suffering high vacancy were 
built in very remote industrial parks with no transit. 

e) How long build out Study Employment Uses? 

City's Real Estate Consultant's Comments: It is difficult or even impossible to say, but there 
'vvil! be oriented As industrial land built 
office based employment will be only way City can add employment to match 
population growth. 
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office space and a hotel-could the first new project to proceed. Ampar Ventures is also 
planning a multi-phase development near the Oak Street Bridge that will include a i2-storey 

lower two only with a vacancy rate was Tf'estminsler, 
at 20.8 per cent. But Avison noted that was due to 225,400 added 
10 the city's inventory at year's en£t and it is setlor occupancy this year. 

estate consultanfs advice, City staff recommend that West '-'U-I.~HJ.L'-' 
changed~ as uses in are long term and to 

avoid any employment land shortages. As well, it is important not to let short-term market 
influence land use decisions; or weaken the existing Complete '-'....," ... '''~, 

If this is allowed, City will not to local jobs 
the market turns. It is noted that the Westmark office market analysis is questionable as West 
~~.~L~"'~ is Aberdeen nor Crestwood, which are outliers in measuring the office .....-.'-' .... I,J"',. 
Richmond. are other reasons that the office IS one 
being the fact that residential development has made land costs in the City Centre somewhat 
prohibitive, along with the fact that other conununities are aggressively adding to the regional 

supply. remote parks j account biggest 
office space inventory the vacancy rate 

addition, staff note that the recently adopted 2041 OCP envisions the Study Area being 
2041 states: 

"maintain non-residential zoning in this area to discourage redevelopment to residential" and 
"continue to impieinent the ANSD policies~' in this area. The 2041 OCP vision goes beyond 

lS a based on 
space is necessary developing "Complete Communities" to 

provide well-paying jobs resident professionals serving the local population (e.g. doctors, 
accountants). While suggests that, not activity 

the area in telms of ofiice developtnent Study Area should 
accommodate residential uses, the projected residential growth for the Alexandra quarter is 

2006 West Area Plan. If short-term IS 

allowed to infiuence decisions, "Colnplete Communities" wil I 
lost and the City will not have the land capacity to generate local jobs when the market tuiTIS. 

8. 

If residential uses are allowed the Study Area and mixed employment uses are eliminated or 
reduced, Council can expect more similar requests elsewhere in the City. Already, owners on the 
west Road the City are ¥.ratching what happens and 

that they are also looking to City to residential uses and or 
reduce employment lands. They will want to replace ~'slower'~ developing employment uses with 
"faster" mostly residential multifamily uses, for short term private sector gain. If this approach 
1S will the to create '-''-'U'"/A'''''.,,, ......,~ALL.uU ........... 
and it will be more difficult to find areas for the employment lands and they will be more 
expensive to acquire. For these reasons, no change to the Area Plan is recommended. 

9. 

Based on above, the following Options were evaluated to assist in detennining the best use 
for the Study Area. 

J397598 
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Option 1 - No Change To The Area Plan (Recommended) 

General Description: 
Retain current Area Plan Business / Office designation. 
Alexandra Quarter employment levels are maintained (2,000 jobs). 
No residential uses. 

Option 1 - No Change To The Area Plan 

Item General Description 

Study Area 64,304.5 m2 (692,168.4 ft2) 

Existing Maximum FAR: FAR up 1.25 

Commercial Space: 
- Restaurants and neighbourhood pub, educational 

facilities, recreational facilities, a service station and 80,380.6 m2. (865,209 .8 ft2) 
neighbourhood commercial uses, at the southeast 
corner of Garden City Road and Cambie Road. 

Retail Floor Plate Size 
The maximum retail floor plate size is up to 929 m2 
(10,000 ttl) - (West Cambie Area Plan) 

Office Uses 
10 acres of land or 200,000 ft2 of building area 
(Employment Land Strategy) 

- 2 to 4 storeys (8 metres - 15 metres) or 
- 5 storeys (20 metres) of non-combustible 

Maximum Height construction may be considered for non-combustible 
or concrete construction, increased open space, and 
no additional overshadowing of neighbouring 
properties). 

2041 OCP ANSD Area 1A Designation Remains 

Alexandra District Energy Utility (ADEU) Will connect to ADEU 

Pros Cons 

- No land use change is involved - In the short term, may see slow Business I Office 
- A range of non residential mixed employment uses is use redevelopment, as anticipated 

continued to support needed local employment 
opportunities - May continue to receive requests from developers to 

- The important Complete Community (Live, Work, convert Business I Office uses to other uses (e.g., 
Play) Concept is retained residential) 

- Avoids replaCing the OCP ANSD Area 1A 
designation 

- Avoids a review of the DCC Program 
- Avoids setting an undesirable land use change 

precedent 
- Continues to achieve the 2041 OCP and 

Employment Lands Strategy 
- It was always anticipated that the build out of Study 

Area employment uses would take time and that it is 
not strategic or practical to allow them to be replaced 
with residential uses for short term developer gain 

- Enables City priorities and positive relationship with 
YVR to continue 

- Supported by YVR, the Richmond Economic 
Advisory Committee (REAC) and Mr. R. Wozny, the 
City's real estate consultant 

3&97598 
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Option 2 - Westmark Proposal (Not Recommended) 

General Description: 
The following general description reflects City staffs understanding of the developer's proposal. 

Less: Proposes to reduce office floor space area relative to the existing Area Plan - Option 1 
Fewer Jobs: Proposes to decrease jobs from Option 1, by 1,000 jobs to 1,000 jobs. 
More: Proposes to add more retail floor space to Option 1. 
More Density: Proposes to increase density from 1.25 FAR to 1.75 FAR for primarily (1) 
retail space and (2) live / \vork units. 
New: Proposes multi-family apartment units (approx 960 units). 
New: Proposes stand alone residential buildings and mixed use buildings. 
More People: Proposes to increase the Alexandra quarter population by approximately 1,750 
for a projected Alexandra quarter total of7,750 people. 

Option 2 - Westmark Proposal 

Item General Description 

Study Area 64,304.5 m2 (692,168.4 ft2) 

Maximum FAR 
Total FAR for all uses - 1 .75 FAR 
- (1.50 base +0.25 DB for affordable housing) 

New Multi-Family Mixed Uses 
At 1.75 FAR, total proposed floor area is: 
- 112,532.9 m2 (1 ,211,293.8 ft2) 

Commercial Area 
Using 1.75 FAR 
- 22,506.6 m2 (242,258.8 W) 

Live I Work Area 
Using 1.75 FAR 
- 14,492.9 m2 (156,000 ft2) 

75,533.4 m2 (813,034.8 ft2) 
Residential (apartments) - Providing approximately 960 apartment units and 

housing approximately 1,750 people. 

Maximum Height Up to 5 storeys 

Alexandra District Energy Utility (ADEU) Will connect to ADEU 

OCP ANSD Designations - To help replace ANSD Area 1A designated lands, 
- In Study Area: Replace ANSD Area 1A with an Area Westmark provided a list of possible exchange sites 

2 designation to allow ANSD uses that might be used. 
- The proposed sites have not been secured to place 

- Elsewhere: Replace ANSD Area 2 with an 1 A the ANSD Area A 1 designation on them, more 
deSignation to prohibit ANSD uses analysis is needed and YVR, property owners and 

the public need to be consulted. 

Pros Cons 

- Could possibly accelerate redevelopment in the - Needlessly reduces employment lands 
Study Area - Removes amount of commercial and office floor 

- Would retain some floor space for a variety of area compared to Option 1. 
employment uses. - Stand alone residential buildings would likely 

develop first and possibly still leave the office and 
other employment land undeveloped in the short 
term 

- Any redesignation of land from office or other 
employment uses would require developers to 
replace them elsewhere in North Richmond not in 
the City Centre, in order to meet the City's long term 

3897598 
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Option 2 - Westmark Proposal 

Item General Description 

2041 employment land targets 
- Requires the replacement of the OCP ANSD Area 

1A designation nearby and would require 
developers to secure an area of similar size and 
noise exposure 

- Difficult to achieve the agreement of property 
owners who would be ask to have their properties 
redesignated to prohibit residential uses 

- Requires a review of water, sanitary, drainage and 
transportation infrastructure 

- Requires a review of the DCC Program 
- Sets an undesirable land use change precedent 
- Will likely generate similar undesirable requests 
- Would detract from other City planning and YVR 

priorities 
- May damage City relationships with YVR 
- Not supported by YVR, the Richmond Economic 

Advisory Committee (REAC) and Mr. R. Wozny, the 
City's real estate consultant 

10. Summary 

The referral asked staff to explore the best use of the land in the Study Area. Staff met several 
times with Westmark to understand their proposal and established a review criteria based on the 
2041 OCP (e.g., 2041 Employment Lands Strategy, ANSD policies). As well, staff sought the 
advice of the real estate financial and market consultant who prepared the 2041 Employment 
Lands Strategy and is familiar with City and regional commercial and office needs, YVR Noise 
Abatement & Air Quality staff, and the Richmond Economic Advisory Committee (REAC). The 
Study review indicates that: (1) not all offices should go in the City Centre or must be on a rapid 
transit line) (2) recent studies indicate that the City's office vacancy rate appears to be declining, 
(3) the Alexandra quarter mixed employment uses are needed to the achieve the City's long term 
employment objectives, (4) the Study Area is to be used to accommodate appropriate displaced 
uses from elsewhere in the City (e.g., the City Centre) and (5) the long tenn benefits of 
maintaining the existing Study Area uses outweigh the benefits of adding more residential uses 
and reducing its employment potential. It is noted that changing even a portion of the Study 
Area is of concern, as it would likely generate an avalanche of similar requests. The Westmark 
proposal is simply not viable as they have not fully explored the ful I range of non residential uses 
which are currently allowed in the Study Area which include office commercial, restaurants, 
neighbourhood pub, retail and retail services commercial with a small floor plate only, 
educational facilities, recreational facilities, and at the southeast comer of Garden City Road and 
Cambie Road, serviced station and neighbourhood commercial uses. These finding are 
supported by YVR, the REAC and the City's real estate consultant. For these reasons, staff 
recommend that the Area Plan not be changed. 

By not changing the Area Plan, the OCP ANSD Area 1 A designation does not need changing, 
equivalent areas would not need to be found and complex discussions with YVR would not need 
to be undertaken . It is important, as the City has larger interests with YVR than reviewing the 
OCP ANSD designation when such is not needed including, for example, studying increased 
City Centre building height opportunities. Engaging YVR in an OCP ANSD review is not a City 

3897:598 
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priority, may damage City - y'VR relations and would clearly take away from more beneficial 
City - YVR endeavours like the City Centre building height review. For these reasons, City staff 
recommend not changing the Area Plan. 

Financial Impact 

None 

Conclusion 

Staffhave explored the best use of the Study Area and recommend Option l - Not To Change 
The Area Plan, as maintaining the needed office and employment land is necessary. The 
recommended approach avoids setting an undesirable precedent of changing Ci ty plans and 
policies based on a developer's desire for short term gains, maintains the Area Plan Vision of 
achieving a "Complete Com,munity" aimed at balancing the City's long term employment and 
population needs, avoids an endless spiral of unneeded planning studies and maintains the City's 
positive relationship with YVR. In addition, further studies and community consultation to 
replace lost employment lands and ANSD designations are avoided. This reconunendation is 
supported by the Richmond Economic Advisory Committee, YVR, and the City's real estate 
consultant. 

In conclusion, the following are the main compelling reasons to retain the Area Plan designation: 
1. Meets the City's long term employment land andjob needs. 
2. Maintains the Citis enviable jobs to labour force ratio. 
3. Richmond crumot afford to lose the Study Area enlployment uses, as there would be fewer 

jobs and more people looking for them. 
4. Avoids increasing the residential popUlation of West Cambie by 29% in an area of high (the 

second highest) aircraft noise. 
5. Avoids setting an unacceptable precedent, as other developers have already signalled an 

interest in changing other areas which is a great concern. 
6. Even removing a portion of the Study Area is a COnCelTI, as it would set an undesirable 

precedent. 
7. Changing the Area Plan is not suppOlied by the Richmond Economic Advisory Committee. 
8. Changing the Area Plan is not suppOlied by YVR and may compromise more important City 

- YVR interests (e.g., studying increased building height in the City Centre). 
9. The developer's rationale does not take into account all the existing permitted uses already 

allowed in the Study Area. 
10. Eliminating or reducing the Study Area will negatively impact the City's ability to relocate 

existing R.iclunond businesses currently being displaced from the Brighouse and Ova) areas 
of the City Centre and elsewhere. 

11. The City's real estate consultant indicates a need to retain the Study Area employment uses. 

z:£:4 r ---ry Crowe~ Manager, 
Planner 2 (604-276-4193) Policy Planning (604-276-4139) 

DJ:cas 
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ATTACHMENT 1 

Alexandra Neighbourhood Land Use Map 

Note: Exact alignment or new roads subjeclto detailed functional design. Also refer to Section B.4.5 - Alexandra District Energy 
Unit regarding district energy density bonusing policies 

Alelia ndra Nelghboumocd 80unda/y 

Commercial (Convenler\oo) 

Commercial 
~Hotel: Office; Slreet-f onl RIlIaII Commercial) 

If.~ ~,~ ~:e~~d \~a~~~o~Pp:~I;·e:~J.o FAR) 
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Suite 410 - 535 Thurlow Street 
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W\WJ.brookpooni.com 

T 604.731.90531 F 604.731.9075 
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MEMORANDUM 

. To: George Duncan, Chief Administrative Officer 
Joe Erceg, Deputy Chief Administrative Officer 

Comp~ny: City of Richmond 

From: Blaire Chisholm 

CC: Wayne Craig, Director Development 
Terry Crowe, Manager Policy Planning 

Date: November 29,2012 

Project: Garden Crty Road 

Pages #: 6 + Attachment 

Re: West Cambie Area Plan - Garden City Road Business I Office land use designation 

COMMENTARY: 

Brook Pooni Associates has been engaged by Westmark Development Group (Westmark) to review the Business I 
Office land use'designation associated with the area that is bounded by Alexandra Road to the south, Garden City 
Road to the west, Cambie Road to the north, and Dubbert Street to the east (study area). Westmark owns 5.31 
acres of land (10 properties), which comprises approximately 113 of the total study area. The following memorandum 
report provides a detailed planning and market review of the study area that is currently designated as Business I 
Office. 

RECOMMENDATION 
1) That the study area be redesignated Residential based on the following key findings: 

there has been no business / office development activity in the study area since the West Cambie Area 
Plan (WCAP) was adopted in 2006; 
the study area is adjacent to the City Centre Area Plan (CCAP) - Aberdeen Village, which is 
designated as the Central Business District (CBD); 
the WCAP - Alexandra Neighbourhood Business I Office designation signals conflicting objectives with 
the CCAP and Official Community Plan (OCP) policies that 'direct office uses to the City Centre'; 
primary location criteria for office tenants and hence commercial developers is proximity to rapid transit; 
the City has some of the highest office vacancy rates in the region, across all office classes (A, B, C), 
and very little of the City's office inventory is found near rapid transit stations; 
the market assessment indicates that tenant demand for the type of office envisioned in the existing 
WCAP is nonexistent; 
the study area is an appropriate area for medium density residential uses serving as a transition 
between the CBD to the west and the predominantly residential neighbourhood to the east. 

2) That Westmark initiate a forma! consultation process that includes: 
a. an Open House to solicit community feedback about the proposed redesignation for the study area 

and report back to Planning with results; and, 
b. a City staff led discussion of the proposal with the School District. 

3) That Westmark work with City staff to identify appropriate amendments to City policy and bylaws and bring 
these forward to Planning Committee for consideration. 
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ORIGIN 
At the September 18, 2012 Planning Committee meeting, the following referral was made to staff: 

''It was moved and seconded That staff explore the best use of the land that is bounded by Alexandra Road 
to the south; Garden City Road to the west; Cambie Road to the north; and Dubbert Street to the east, and 
report back to the Planning Committee." 

BACKGROUND 
General 
The study area (generally outlined in red in the figure below) is captured in the Alexandra Neighbourhood of the West 
Cambie Area Plan (identified in yellow in the figure below). 

The Alexandra Neighbourhood - West Cambie Area Plan has been under review since February earlier this year. 
Staff initiated the planning process after receiving several requests from landowners with propel1y designated as 
parkland along Alderbridge, to either purchase their properties or remove the parkland designation. At the time of the 
West Cambie and OCP planning processes, the adjacent Garden City lands were not included in the City's open 
space calculations. The Garden City lands provide the City with the opportunity to satisfy the various open space 
needs of residents. 

In July, City staff hosted an open house to receive feedback on the land use options presented for the parkland on 
Alderbridge. Reviewing the comments received at the City led Open House, 11 of the 19 comments are concerned 
directly with the land use designation along Garden City Road recommending that lands along Garden City Road be 
changed to'either residential or mixed-use commercial/residential, rather than the existing business/office 
designation. 

The lands along Garden City Road were not part of the original study referral, however the public feedback from the 
Open House and the referral from Planning Committee provide the impetus for this more detailed review of the 
designation. 

West Cambie Plan - Garden City Road 
Page 2 of 6 
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The West Cambie Area Plan 
The West Cambie Plan was adopted in 2006. Planning for the Alexandra neighbourhood in the West Cambie Area 
was undertaken with a vision to encourage redevelopment as a complete and balanced community. The plan 
identifies a goal for economic diversification to provide greater business and employment opportunities. The 
Neighbourhoods and Housing goal, specifically for the Development of Alexandra identifies the need to make a good 
transition between the City Centre and neighbouring housing areas. The land use designation for the study area is 
Business I Office with office uses over retail with a Floor Area Ratio (FAR) of 1.25. 

The City Centre Area Plan & Official Community Plan 
The study area is designated as IndustrialiOffice Business Park in the Official Community Plan and is located 
immediately east of Aberdeen Village, part of the City Centre Area Plan. Aberdeen Village is the City's designated 
Central Business District with the lands along Garden City Road designated as an Industrial Reserve - Limited 
Commercial. The OCP statement on the Employment Lands Strategy articulates the need to maintain an adequate 
demand-driven supply of employment lands. OCP policy establishes the City Centre as Richmond's principal 
commercial and office area. The OCP also encourages opportunities to densify industrial and commercial areas. 
Garden City Road is identified as a major arterial and local transit route. 

Market Assessment Study 
In undertaking the review of the study area, Colliers International was engaged to provide a market assessment to 
inform the analysis. Specifically, the following information was investigated: 

Demand and supply characteristics of the office market; 
Historical changes in office supply since adoption of the CCAP; and, 
Review residential and retail demand . 

. In summary, the findings identify the following (Attachment Colliers): 
Residential and Retail 

Residential market conlinues to be absorbed at a good pace. 
Six comparable medium density residential projects are at some stage in the redevelopment process in the 
Alexandra neighbourhood, absorption rates are high as projects near completion and completed projects 
are sold out. 
Retail market has improved, especially related to community oriented - food anchored centres indicated by 
an increase in rental lease rates for smaller, associated Commercial Retail Units 
As the population continues to increase, market support for convenience - retail and service neighbourhood 
shopping centres will continue to grow 

Office Demand 
Richmond has a total inventory of approximately 4M SF of office space, which constitutes approXimately 8% 
of the Metro Vancouver supply (or 15% of the subu rban total which excludes downtown Vancouver). 
Vacancy rates in Richmond are significantly higher than other market areas in Metro Vancouver: 

o Class A - 22% of suburban market (20% of Metro Vancouver inventory) 
o Class B - 34% of suburban market (27% of Metro Vancouver inventory) 
o Class C - 29% of suburban market (12% of Metro Vancouver inventory) 
o The vacancy figures are high particularly 'given Richmond's overall office inventory (8% of region). 

The vacancy rates 'for all three office classes escalated between 2008 and 2009; since this time the Class A 
vacancy rate has followed a downward trend, while the Class Band C vacancy rates continue to climb. 
There is currently 2.6 Million SF of office space under construction in the Lower Mainland - Richmond is the 
only sub-market with no new product under construction. 

West Cambie Plan - Garden City Road 
Page 3 of 6 
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Office Supply since adoption of CCAP 
Since 2009 there have been 5 major office development applications, all of which are within the City Centre 
and four within 500 metres of a Sky Train station. 
Proximity to a SkyTrain station is a driving criterion of future office tenants. 
This is also evident in overall vacancy rates by location, a 20 10 su rvey of Class A office found: 

o Class A availability was low or negligible in areas less than 500 m from a SkyTrain, such as Thre~ 
West Centre was at 0% vacancy; and, 

o Office complexes outside of this range had significantly high vacancy rates, for example the Airport 
Executive Park at 38% and the Crestwood Centre at 25%. 

ANALYSIS 
Option 1: Nd Chan@ 
The study area remains unchanged as Office I Business. The West Cambie Area Plan was adopted prior to the City's 
comprehensive review of the City Centre Area Plan, and the subsequent construction of the Canada Line. 

Since the adoption of the West Cambie Area Plan, there has been no redevelopment of the lands designated as 
Business I Office in the Alexandra neighbourhood. As noted above, Richmond's office vacancy rates are some of the 
highest in the region, and there is very little interest in developing new office product unless it falls within the 
Frequent Transit Network (FTN) driven by the Canada Line presence. The Colliers study identified the Jones Lang 
LaSalle (JLL) "Rapid Transit Office Indexn

\ in its review of the study area. JLL drew the following conclusions about 
the Richmond sub·market: 

of the total Richmond inventory, less than 8% is within 500 metres of a Canada Line station; 
a large proportion of high quality space is without rapid transit access due to the location of 'A' class 
business parks away from light rail transit; and, 
direct vacancy within the 500m is 5.8% vs. 15.4% for properties outside this distance. 

Both Colliers and JLL identify high vacancy rates for offices located outside of walking distance to rapid transit, and 
hence a key locational criteria for future office tenants or commercial developers, also indicated by the existing 
projects underway in Richmond and the region. 

The CCAP has defined Aberdeen Village as the Central Business District and envisions a 'business centre with a 
strong identity, international perspective and sustainable approach to economic development'. The driving criteria of 
future office tenants and commercial developers in light of the findings illustrated above include: 

proximity to rapid transit (SkyTrain station); 
high quality urban amenities, such as parks, plazas; and, 
access to retail and services to satisfy daily needs. 

The research indicates that substantial opportunity exists in the City Centre Area for office development in proximity 
to SkyTrain stations. These Village areas should ultimately be the focus for office and business uses to ensure a 
robust and successful economic development strategy that also meets the needs of Resilient Economy. The 
proximity of the study area to the City's Central Business District and adjacency to Industrial I Commercial reserve do 
not send a strong signal of the stated priority to focus commercial and office in the City Centre. 

Given the current market conditions within the City of Richmond (Le., high vacancy across all asset classes, low 
demand, shifting demand based on key IDeational factors such as SkyTrain), and the need to investigate land use 

1 The Rapid Transit Office Index is the result of an in·depth study on trends in vacancy rates and occupancy cosls lor all Suburban and Vancouver Outlying 
buildings within 0.5 kilometers 01 a SkyTrain or Canada Line statlon. hllp:J/wwVI.joneslanglasalle.ca/ResearchLevelllRapid· T ranslt-Index.pdl 

West Cambie Plan - Garden City Road 
Page 4 of 6 



CNCL - 101

A 
POONI 

Brook Pooni Associates Inc. 

requirements based on optimal development form, focussed employment growth as envisioned by the business I 
office designation is better suited elsewhere. 

Option 2: Residential and/or Mixed Use 
The study area is redesignated as medium density residential to make a good transition between the City Centre and 
neighbouring housing areas. To determine the potential residential capacity, the study area is proposed to be 
developed with a similar built form as that currently underway in the Character Area 4 (Medium Density Housing). 
Assuming an FAR of 1.5 with 0.20 bonus FAR for affordable housing provides a yield of approximately 1,250 units 
(see Attached page 21 for detail about yield assumptions). 

In the Colliers market assessment, the primary and secondary trade areas were reviewed to determine what extent of 
commercial demand could be anticipated in the area. The competitive climate for local, convenience-oriented goods 
and services included a review of major retail supermarkets and it was found that the community was underserved 
with respect to walkable, convenience commercial I retail. 

Integrating the residential unit projections proposed for the study area and the growth projections for the primary and 
secondary trade areas, Colliers found that demand for approximately 5 acres of neighbourhood retail and service 
commercial development (over and above that provided by the anticipated Smart Centre development) could be 
anticipated over the long term. The use assumes commercial space occupies ground and second level areas, 
Subtracting this land area from the above residential only (1,250 unit) scenario provides a residential yield of 860 
units. However, it should be noted that there is no reason that the 5-acre retail opportunity could not be a mixed use 
residential development, similar to that envisioned in the Broadmoor area, and this mixing of uses is further 
encouraged in OCP policy about resilient economies. 

A well situated mixed use development located a key gateway intersection, such as Cambie and Garden City, or 
adjacent to the Mixed Use designation on Garden City Road could provide' further amenity to achieve the West 
Cambie complete communities concept and urban uses at higher densities. 

Employment Targets 
Achieving the City's regional employment targets will be accomplished in a number of ways: 

o the major redevelopment in Bridgeport Village (Duck Island) indicates a large area of commercial 
development that will exceed what was originally envisioned in the CCAP; and, 

o Locally the appropriate land use designation (i.e., a mixed use area) along Garden City Road will 
also contribute to the City's employment targets. 

Airport Noise Mitigation Implications 
Development immediately to the east of the study area has the Area 2 designation. Analogous to the Alderbridge 
sites' airport noise classification, the study area will require an amendment to the OCP ANSD Map from Area 1A 
(which does not permit residential, school, hospital, and day care use) to Area 2 land uses where residential is 
permitted with the appropriate noise mitigation measures. Redevelopment is proposed as medium density multi
family and will require noise-mitigating measures as outlined in OCP policy, 

Parks 
The proximity of the Garden City lands and the existing parkland in the Alexandra neighbourhood are expect~d to 
satisfy the levels of service for parks per the OCP. A high quality urban design and landscaped environment that 
signals the area's transitional nature from Central Business District to a medium density neighbourhood will be 
important considerations for future development applications. Parkettes and plazas at proposed roadway entries/exits 
are encouraged. 

West Camble Plan - Garden City Road 
Page 50f6 
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School Site 
Tomsett Elementary was constructed in 1952 and has a capacity for 290 students. 2011 enrolment was 217 
students, and growing demand in this catchment suggests that number is increasing. It can be expected from the 
existing development activity in the area and due to the age of the facility, the School District will likely redevelop the 
site within the next 5-10 years to meet demand. Redevelopment of the study area lands should be taken into 
consideration when the SD initiates the project definition and facility design stage for TomseH. As the additional 
residential units proposed in the study area exceed 295 residential units, per the OCP Consultation Policy 5043, the 
proposal should be circulated to the School District for comment. 

Engineering 
Services for the area were planned with the study area carrying a Business I Office designation. In light of a 
residential or mixed-use designation, it is expected that a detailed developer assessment of services (water, sanitary, 
storm) would be required (or any rezoning application. 

Transportation 
Garden City Road is identified as a major arterial and locallransit route. Future rezoning applications will involve an 
assessment of Transportation Demand Management opportunities to ensure a pedestrian and rolling friendly 
environment, and include transit supportive infrastructure. Future development will seek to minimize vehicle access 
to residential developments from Garden City Road. 

DCC Bylaw and Amenity Contributions 
A change from Commercial to Residential or some mix therein is not anticipated to require an amendment to the 
current DeC Bylaw. In addition, developer contributions for amenities that complement the West Cambie Area Plan 
would be expected. 

CONCLUSION 
The locational characteristics of the study area and project~d market trends suggest that future redevelopment of the 
study area to office will not occur, with no redevelopment of the study area to business I office uses having occurred 
to date. Office vacancies in Richmond are some of the highest in the region indicating the need for existing 
absorption. Future office development should be actively directed to the City Centre to take advantage of the Village 
nodes centred along the Canada Line. The market assessment also identifies that residential uses continue to be 
absorbed and that there is a market for a small local serving neighbourhood commercial food-anchored use. To 
ensure that Alexandra is a complete community and provides a transitional character to the City Centre, a 
combination of more urban medium density residential with a possible element of mixed use is proposed for the study 
area. 

As indicated by the public feedback ascertained in the Alderbridge redesignation process, the community is 
supportive of the proposed land use for the Garden City Road study area lands, however formal consultation 
introducing the proposed land use designation for the lands is recommended to satisfy the proposed policy 
amendment process. 

West Camble Plan - Garden City Road 
Page 6 or6 
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October 29. 2012 

Mr. Rav Bains 

CEO 

West mark Development Group 

Suite 203 - 2631 Viking Way 

Richmond, BC V6V 3B5 

Dear Mr. Bains, 

Re: Richmond Land Use Market Study 

". ~ .. 
~ Colliers 

INTERNATIONA L 

Colliers International 

200 Granvitle Street. 19th Floor 

Vancouver. BC V6C 2R6 

Please find enclosed Colliers International Consulting's completed Land Use Market Study 

investigating land use market conditions and related study area implications and likely opportunities 

for the Character·Area 1 lands in Richmond's Alexandra Neighbourhood. 

If you have any questions regarding this proposal, please do not hesitate to contact me directly at 

604 .685.4808. 

Sincerely. 

COLLIERS I NTERNATIONAL CONSUL TI NG 

Howie Charters 

Vice President & Managing Director 

6046622629 

Howie.cbarters@colliers com 

David Bell 

Senior Associate, Planning & Retail Consulting 

6046854808 

David.BeH0collliers.com 
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Notice 

The information contained in this document has been obtained from sources deemed reliable. 

While every effort has been made to ensure its accuracy, Colliers International cannot guarantee it. 

Colliers International assumes no responsibility for any inaccuracies in this information. 

No part of this document may be reproduced or transmitted in any form or by any means, 

electronic or mechanical, for any purpose, without the expressed written permission of Colliers 

International. 

Copyright 2012 Colliers International. 
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Introduction 

In light of a recent Planning Committee's referral !o City staff to review the land designations within 

the Alexandra neighbourhood east of the City Centre Area, Colliers has been engaged to prepare a 

land use marketability assessment for a portion of Richmond's Alexandra Neighbourhood - a study 

which has been funded by Alexandra land owners, 

The subject study area is Character Area 1 of the City of Richmond's Alexandra Neighbourhood 

Character Areas Map (outlined in red on the map below), an area of 6.43 ha. (15.89 ac.) designated 

for Business Park/Office uses. 

The report provides a market-driven assessment of conditions and trends for office, residential and 

retail land uses, assesses the subject study area from a land use marketabi{ity perspective and 

investigates implications for the area's potential to accommodate office, residential and retail uses. 

The intent of the report is to offer a dear review of land uses that can help to inform subsequent 

discussions of optimal land use designation for Character Area 1, in light of significant changes in 

market conditions by land use. location drivers for prospective commercial tenants, and the 

planning implications of local land use decisions. 

Alexandra Neighbourhood Character Areas Map e, fn- 87 5i' 
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Real Estate Marl<et Overview 

Office Market Overview 

Office Inventory 

Outside of Downtown Vancouver, Richmond has the second largest office market in Metro 

Vancouver - only Burnaby's is larger. However, its proportion of the Metro-wide office market is 

relatively small compared to the other two areas, with its office floor area accounting for roughly 

7% of the region's total inventory. Downtown Vancouver, meanwhile, accounts for nearly half of 

the Metro-wide total (24 out of roughly 52 million sf) and the Burnaby sub-market accounts for 

about one-fifth. 

While Richmond plays a critical role in supplying the region with quality industrial space (33.3 of 

177.5 million sf of the region's industrial space - or 19% - is in Richmond), its pure office market is 

still evolving. The market currently does not offer 'AAA' class product and the availability of 'A' 

class space is relatively limited. As shown in the table below, Richmond's A class inventory of 

roughly 1.93 million sf represents 15% of the suburban Metro-Vancouver total. which includes all 

office markets except for Downtown Vancouver, and only 10% of the Metro-wide total, which 

comprises all Metro office markets. 

Currently, there is a tola\ of 2.6 million sf of office space under conslruction throughout Metra 

Vancouver. Richmond is the onJy sub-market with no new product under construction. As the City 

Centre Area continues to evolve, there will be potential for increased A-class, or potentially 'AAA' 

class, office development activity focused within the village nodes where significant office 

development is to be targeted. 

RICHMOND OFFICE MARKET 
Inventory Proportions By Class (Q2 - 2012) 

Office Floor Area (sf) 

% of Suburban Suburban %ofMetro 

Office Market Class Richmond Metro Van. Metro Van. Van. Metro Van. 

AAA 0 0% 772,064 0% 4,065,258 

A 1,931577 15% 12,654,315 10% 19,390,355 

B 1,801,527 16% 11,232,882 9% 20,644,992 

C 333,017 11% 3,018,670 4% 7,985,814 

Total 4,066,Ul 15% 27,677,931 8% 52,086,419 

Source: Colliers Market Report - Q2-2012 , , 

Currently, Richmond has a total of jusl 4 million sf of office space, accounting for about 15% of the 

suburban total and 8% of the Metro Vancouver figure. 
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The chari below shows the breakdown of office space by class, and also the 5-year inventory level 

trend. 

Inventory Level Trend by Class 
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1,000,000 

500,000 
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Over the past 5 years. Class B office inventory level fallowed a slight downward trend. The slight 

decline in office space between 2008 and 2010 is due to building redevelopment and 

reclassification. In 2011, Colliers removed government office space from its market inventory. 

resulting in the significant decline in Class B space between 2010 and 2011. As Colliers tracks 

office inventory for the purpose of monitoring market-based fundamentals, the above inventory 

may differ slightly from the City of Richmond's. Class A office inventory increased between 2007 -

2009, and remained fairly constant at 1.9 million sf. Richmond offers very little Class C space, 

compared to the Downtown Vancouver submarket, where Class C floor space accounts for roughly 

20% of total inventory. 

Vacancy Rates 

The vacancy rate for Richmond's offices throughout all three classes is significantly higher than 

other market areas in Metro Vancouver. As illustrated in the graph below, 16% of Class A office is 

currently vacant. compared to 2.4% in Downtown and New Westminster. Also, over one quarter of 

the Class B office is vacant. 

2012 Q2 Vacancy Rates by Area 
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The extent of Richmond's vacant orfice space is most readily apparent when comparing total 

vacancy by class to both the Suburban Metro ~ancouver and Metro-wide markets. as oullined in 

the chart below. 



CNCL - 112

~ ,. 

10 , Colliers 
INTERNATIONAL 

RICHMOND OFFICE MARKET 
Share of Suburban and Metro~Wide Office Vacancy (Q2 - 2012) 

Vacant Office Floor Area (sf) 

Suburban Metro % of Suburban Metro Van. %ofMetro 

Office Market (lass Richmond Van. Vacant sf Vacancv Vacant sf Van. Vacancv 

AAA n/a 51,352 n/a 96,427 n/a 

I~ 320,292 1,443,249 22% 1,603,311 20% I 
453,652 1,350,904 34% 1,658,795 27% 

( 75,304 260,407 ~'" 6W,066 12% 

Total 849,248 3,105,912 27% 3,968,599 21% 

Source: Colliers Market Report - Q2-2012 , 

• Richmond's Class A vacant space of nearly 321,000 sf represents 22% of Suburban Metro 

Vancouver Class A vacancy, and one fifth of the Metro-wide figure. 

• Richmond 's Class B vacancy of 454,000 sf represents about 34% of the Suburban vacant 

floor area total and 27% of the Metro-Vancouver inventory. 

Class C vacancy is also high. at 29% of the suburban total and 12% of the Metro-wide 

figure. 

These vacancy figures from Q2-2012 are very high. particularly given Richmond's relatively 

modest overall office inventory, 

The graph below illustrates the relationship between vacancy rates and annual absorption for the 

past 5 years, by office class. As shown by the line graph, between 2008 and 2009, the vacancy 

rate for a1l1hree office classes escalated. During this period, the Class A vacancy rate increased by 

10 percentage points. The rate has since followed a downward trend while vacancy rates for the 

Class 8 and C office classes continued to climb. 

Vacancy Rate vs. Annual Absorption 

30.0% ,--------------------------------------------, 250,000 

200,000 
25.0% +-~~--------------------------~~----_4~~ 

150,000 
_ A 

20.0% +---fj~-- 100,000 
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C 15.0% 

- A 
(50,000) 

- B 
10.0% 

5.0% 
(100,000) 

C 
(150,000) 

0.0% (200,000) 
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Richmond did not see consistency in office absorption partly due to the economic downturn. 

Absorption for Class A space, while modest, has been generally positive, with the exception of a 

significant negative drop in 2009. Class 8 space, after recording significant positive absorption 

during 2007/08, has since seen negative absorption for the past three years. 



CNCL - 114

12 

rT"- . 
~ Colliers 

INTERNATIONAL 

Residential Market Overview 

Richmond has· seen significant increase in multi-family residential development over the past few 

years, in part due to the completion of Canada Line which increased accessibility of areas near the 

City Centre. Last year, construction started on over 1.900 apartment units. Illustrated below is a 5-

year residential starts trend, with 2012 data provided up to July. 

2,000 

1,800 

1.600 

1,400 

1,200 

1,000 

800 

600 

400 

200 

2007 2008 

Multi-Family Housing Starts 

1,930 

2009 2010 2011 

• Semi 

Row 

Apartment 

. --
2012 July 

A considerable amount of condominium product is stated to launch in late 2012 and early 2013 by 

Onni. Polygon, Pinnacle, Cressey. Concord Pacific, Wesgroup, Intracorp. Townline and Hungerford 

Properties. Details of the most relevant projects to the subject lands will be discussed in the 

Residential Market Opportunity Section. 

Due to rising number of competing projects and 1he significant amount of concrete condominium 

product proposed, lower buyer urgency levels continue to be evident in the high rise and low rise 

condominium market, with more developments offering buyer incentives in an attempt to accelerate 

sales. The chart below compares the current active sale range in Richmond to other markets in 

Metro Vancouver: 

Active Sales Range ($/sO 

High Rise $540 - $560 $710 - $760 $460 - $570 $620 - $650 $420 - $460 

Low Rise $430 - $460 nla $385 - $450 $520 - $540 $310 - $330 

Townhome $420 - $440 nla $350 - $410 $460 - $800 $220 - $240 

Compared to developments in Burnaby, New Westminster and Surrey that also have access to 

rapid transit line. Richmond's multi-family development is selling at a higher price range. 
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Retail Market Overview 

Retail Market Overview 

Given the study area's local context and positioning well off No. 3 Road and the Frequent Transit 

Corridor (FTN) where the Canada Line is located, it is more relevant to consider the status of 

neighbourhood food and community oriented (i.e. food-anchored) shopping centres rather than 

larger-scale regional centres. Since 2009, the City of Richmond's retail market indicators . in open 

food-anchored shopping centre category have improved along with its growth. as evidenced by 

rental rate increases in open food-anchored shopping centres. as tracked by Colliers research staff: 

RICHMOND RETAIL MARKET 
Open Food-Anchored Shopping Centre Survey (50,000 sf+) . 

Q4-2009 TO Q4-2012 

Rate Growth 

Type of Comme rei al Rate Q4-2012 Q4-2009 (2009-12) 

Anchor Rates $6 - $20 $15 - $20 0% 

CRU Rates $18 - $46 $30 - $40 15% 

Pad Rates $20 - $49 $35 - $40 23% 

Source: Colliers International. Metro Vancouver office. 

While anchor rates have changed little over this period (and tend to change very little over time, 

given that anchors are essential to generating higher CRU rates). the rental rate range for both 

CRU and pad locations in these shopping centre formats have increased substantially over a short 

period of time, with upper end CRU rates up 15% over the 2009 figure and pad rates up 23%. 

Despite these improved rates, recent construction in this category has ' been very limited. as 

reflected below: 

RICHMOND RETAil MARKET 
Open Food-Anchored Shopping Centre Survey (50,000 sf+) 

Inventory Growth 

Type of Commercial Rate 

Total Gross Leasable Area (sf) 

Percentage growth 

Qil-20U 

727,286 

SOUTce: Colliers Internationa l. Metro Vancouver office. 

Q4-2009 

724,634 

Growth in 

Inventory 

(sf) 

2,652 

0.4% 

As the City of Richmond continues to attract new population, market support for these 

convenience-retail oriented centres will continue to grow. 
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The study area is located along Garden City Road - a major arterial in the City of Richmond -

between Alerbridge Way and Cambie Road. Odlin Road bisects the study area. Current uses are 

primarily single-family homes and vacant lots. 

City of Richmond Land Use Context 

The study area comprises 692,119 sf (6.43 hectares) and is located within the Alexandra 

Neighbourhood of the West Cambie Area Plan. Current OCP land use designates the site for 

Business/Office uses with a maximum FAR of 1.25. 
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On the northeast perimeter of the study area there is a functioning Chevron gas station. Across 

Cambie Road to the north, there is a single-family residential subdivision called The Oaks. The area 

to the 'east of the site within the . Alexandra Neighbourhood plan is undergoing significant 

redevelopment. Several 4-storey, multi-family projects have been completed or are currently under 

cons1ruction. 

The lands abutting the subject area to south of Alexandra Rd, are designated for mixed-use 

development and owned by the developer SmartCentres. The developer's application to build a 

Walmart has been received by the City and is currently in the late stages of the approvals process. 

Lands to the west of the study area on the west side of Garden City Road between Cambie Road 

and Odlin Road are characterized by commercial uses. Notable developments include China World 

Supermarket, a grocery store of approximately 25,000 sf. and WO, 3-storey office developments: 

Cosmo Plaza (8788 McKim Way) and Pacific Plaza (8888 Odlin CrescenDo 

Although the West Cambie Area Plan states that the preferred development for the study area 

mirrors these land uses west of Garden City Road, Colliers' commercial real estate brokers 

specializing in the Richmond office market have indicated that tenant demand for this type of office 

space is presently nonexistent. 

Multi-Modal Accessibility Context 

The study area is accessible to auto traffic via its. Garden City. Odlin and Alexandra Road frontages. 

Regionally. the site is accessible from Highway 99 via exit 39b/No. 4 Road southbound. Current 

access is primarily auto-oriented; however, a City bicycle path is located along the site's Garden 

City Road frontage. The site is not directly accessible via rapid transit and is located approximately 

1.2 km from Aberdeen Station and 1.7 km from Lansdowne Station. Bus access is provided via 

several stops adjacent to the site along Garden City Road with Route 407 providing the most direct 

access. 

Visibility & Exposure 

Visibility and' exposure is excellent along the site's Garden City, Odtin and Alexandra Road 

frontages. 
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Residential Marl<et Opportunity 

The map below shows the location of residential projects at various stages of development that Colliers has deemed to be comparable to what could 

potentially be supported on the subject lands. The majority of these projects are <1 through 6) are clustered within fairly close proximity to the study area 

lands. Detailed information on each of 1hese residential projects or interest is provided in the accompanying "Com parables Matrix". 

1 

2 
Wishing Tree 

Omega 
Remy 

Concord Gateway 

Park Riviera 
River Green 

9 Ora I,ll & III 
10 
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Residential Project Comparabtes Matrix 

Cambridge Park Polygon South side ofOdlln Road between 9191 Odlln Crescent 229 
Garden City & No.4 

2 Wlayfair Place Polygon North Side of Odlin Road between 9331-9411 Odlin Road 358 

Garden City & NO.4 

3 Wishing Tree Polygon Tomidd Ave between Odlln Road & 9566 Tomicki Ave 43 . 

Alexandra Road 

4 Omega Concord Pacific South side of Odlln Road between 9360- 95400dlin Road nla 
Garden City & No.4 

5 Remy Oris Consulting Cambie between Garden Gity & No.4 9780 Cambie Road 251 

6 Alexandra Gate Oris Consulting Camble between Garden Glty & No.4 400S Stolberg St 193 

7 Pare Riviera Oris Consulting River Drive between Shell &No. 4 10131 River Dr llDO 
Road 10071 River Dr 

10111 River Dr 

1880No4Rd 

10091 River Dr 
8 RiverGreen ASPAC River Road 6900 River Rd 2600 

5200 Hollybridge Way 

6300 River Rd 

6380 River Rd 

6500 River Rd 

9 Ora I, II &111 Onni Southwest comer of Elmbridge Way & 6951 Elmbridge Way 300 

Hollyburn Way 

10 Monet Contord Patifle Garden City & Cook 135 

U The Gardens Townline Steveston Hlghwav and N.o.S Road 120USteveston Hwy 266 
10800 No 5 Rd 

r
f.CoIliers 
, INTERNATIONAL 

$351.000 - $745,000 

From $339,900 

$582,900 - $758,000 

$279,900 to $399,900 

$200,000+ 

$188,800 - $388,800+ 

From $200,000 

$449,000 - $1,2.10,000+ 

$323,900 - $709,900 

$300,000 - $520,000 

$238,800- $309,800+ 

$ 

r _. 

$ 

$ 

$ 

$ 

Development Status Absorption/Month 

425 Complete Sold Out 

450 Nearing Completion 17.3 

nla Complete :Sold Out 

432 Under Construction 200 (this project 
sold 200 units in its 

first month) 

430 Construction 6.1 

465 Pre-construction O.S 

430 Under Construction 13.1 

650 Under construction 13.3 

560 Under construction 12.3 

550 Uncer construction 28.3 

445 Under construction 7.55 

These identified relevant projects, totaling nearly 5,500 units net of Concord Pacific's Omega community, are further highlighted below for reference. 
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Comparable Project Profiles 

3. Wishing Tree - Polygon 

Lt . Omega - Concord Pacific 

'C~lliers 
INTERNATIONAL 

Cambridge Park is a 229 unit, 4 story 

condominium developed by Polygon on the south 

side of Oldin Road within the Alexandra 

Neighbourhood Plan. The development is sold out 

and occupied. 

Mayfair Place is a 4 story. 358 unit condominium 

project by Polygon on the south side of Odlin 

Road in the Alexandra Neighbourhood Plan. The 

project is nearing completion and has had an 

average monthly absorption rate of 17.3 units 

since opening. At an average price of $450/sf it 

is slightly more expensive than Cambridge Park. 

Wishing tree is a three bedroom townhouse 

complex built by Polygon that is sold out and 

occupied. The project is comprised of 43 units 

and is located on Tomicki Ave within the 

Alexandra Neighbourhood Plan between Odlin & 

Alexandra Roads. 

Omega by Concord Pacific located across Odlin 

Road from Mayfair Place. The building is 

currently under construction with units ranging in 

price from $279,000 - $399,000. Average price 

per square foot is $432. 
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6. Alexandra Gate - Oris Consulling 

7. Pare Riviera 

8. River Green - ASPAC 

,..;~ 

.. Colliers 
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Remy by Oris Consulting is a 250 unit 

condominium project currently under 

construction on Cambie Road. Units 51art in the 

low $200'5 with an average per square (oot price 

of $430. 

Alexandra Gate by Oris Consulting is 

condominium and townhouse project west of 

Remy on Cambie Road at Stolberg SI. The 

project's 193 units, currently in pre-conslrudion, 

range in price from $188,000 - $388,000. 

Parc Riviera is an 1100 unit master planned, 

riverfront community along River Road between 

Shell and No.4 Roads. Units are priced at an 

average of $430 per sq. ft. and have been 

absorbed at an average of 13 units per month. 

River Green by ASPAC is a 2600 unit 

condominium community at the Richmond 

Olympic Oval. The project is currently under 

construction. Units - ranging in price from 

$449,000 To over $1,210,000 ($640 per sq. fU 

have been absorbed at an average monthly rate 

of 13.3 units. 
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9. Ora - Onni 

10. Monet - Concord Paciric 

11. The Gardens - Townline 
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Onni's Ora is a 300 unit condominium project 

under construction at Gilbert Rd. and Elbridge 

Way. Units. selling for an average of $560 per sq. 

ft. have been absorbed at a rate of 12.3 units per 

month. 

Monet by Concord Pacific is a 135 unit 

condominium project currently under 

construction al Garden City and Cook Rds. Units. 

which range from $300.000 - $500,000 with an 

average price of $560 per sq. ft., have been 

absorbed at an average rate of 28.3 units per 

month. 

Townline's Gardens project is a 266 unit (Phase 

1-2) condominium project at Steveston Hwy & 

Number 5 Road in Richmond. Major amenities 

include a 12-acre publ1c garden. Units are priced 

at an average of $445 per sq. f1. and have been 

absorbed at a rate of 7.5 units per month. 
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Estimated Onsite Residential Yield 

The fol/owing section is intended to illustrate an alternative land use for the study area based on 

the current context of surrounding developments. As the above profiles and characteristics 

demonstrate, there is healthy demand for multi-family residential product in close proximity to the 

study area, with projects continuing to be built and absorbed. The pace of sales at projects within 

the Alexandra Neighbourhood, including Polygon's Mayfair Place and Cambridge Park 

developments and Concord Pacific's Omega are indicative of healthy demand for residential 

product in the area. Cambridge Park is sold out and currently occupied, and Mayfair Place _had an 

average absorption rate of more than 17 units per month. In its first month of sales, 200 units of 

Concord's Omega were sold. 

' .. 
, . 

_ _ __ _ ComparabJe Pr~je_cts _ _ _ _ _ __ _ _ _ _ __ __ _ _ ~ 

Project Units Site Area (sf) Buildable Area FAR Units/OOOsf Bid. Area 

Mayfair Pla ce 35& 3 45,813 1.6& 1.0352 

To determine the potential residential capacity of the study area, assuming a portion of its total area 

were to be developed with a similar built form as the developments east of Garden City Road in 

"Character Area 4 - Medium Density Housing" of the Alexandra Neighbourhood, Polygon's Mayfair 

Place and Cambridge Park projects have been used as benchmarks. The average FAR of the two 

projects is 1.69. The West Cambie Area plan specifies an FAR of 1.25 - 1.5 in this area with an 

additional 0.20 - 0.25 FAR bonus density awarded for affordabl~ housing provisions. 

Two potential development scenarios have been formulated. The first applies the average number 

of residential units per buildable area of the two Polygon projects to the entire study area, providing 

a yield of approximately 1,250 residential units. The second scenario removes 5 acres from the 

study area to allow for a relail/commercial/locai-serving office development and applies the units 

per buildable average to the remainder. This scenario provides a residential yield of approximately 

860 residential units. 

Study Area Residential Potential _ 
Potential 

Units Area (sf) Buildable Area FAR Unlts/OODsf Bid. Area 

Total St udy Area 1,249 692,119 1,176,602 1.0619 

Total Stud Area less Sacres Retail Commercial 
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Office Marl<et Opportunity 

Richmond City Centre Area Employment Targets 

It is the City of Richmond's intent to make the City Centre Area a major focus of development 

intensity. with future development projects supporting the evolution of village nodes from 

Bridgeport Village in the north, to Southeast Village in the south. 

.. "'" .... . - ...... 
~ 
J 

These village nodes include: 

1. Bridgeport 

2. Capstan 

3. Aberdeen 

4. Lansdowne 

5. Brighouse 

6 . Oval 

Long range commercial employment targets for these seven village nodes are extensive, as noted 

in the following table, taken directly from the City Centre Area Plan: 

AnUclpated CCAP .2100 Development 

Gross Land Population Job Polcnli:d' 
Village 

Area Potential Commercial Public Sector Industrial Total 

Bridgeport 
116ha 

Nil 15,500-21.200 0-100 3.4004,SOO lB,91lO-25,Bil3 
(286 ac.) 

Capstan 
57 113 12.000-14.000 2.300-3 ,300 0-100 0 2,'300-3.400 

(140ac.) 

Ab~deM 
110 h:a 

N~' 19,500-2'3,800 8(!()...1 .100 2.000-2,700 22,300-30,600 
(271 ac.) 

LaIldo'Nne 
130 ha 

25,OO~:)1.000 5.900-8.100 1.400-1.700 0 7.300-9.8(Y.) 
(322 ac.) 

Bfigl'lOuSe 
141 ha 

20.000-30.000 6.100-8.400 9.800-11,100 I 0 115,900-19.500 (J4a ac.) 

Oval 
57h:a 

12.000-14,000 2.SUG-3,SOO 1.90:0-2.300 0 4.4 0G-5.aoo 
(1 ':O ac.) 

So uUl,aast 
320ha 

32000-38.000 Neghgible 
(792 3C·l 

TOTAL 
931h.a Target' 

51.S0H1,300 13.9Q:J-16.,mo 5,400-7,200 
Targe ~ 

(2;300 ae ) 120,(iOj) 80.000 

Resident ial ll:S¢ Me nOI peml itt ~d illlhe~ Ma S" under ,n Are.l l' IJ n d 'J~ (0 aircr.tft :md highw~>' ooi$.e :IOd bnsin~s obj ;x.li\·o;;$. 
Pepulnli(ln ;md job ' laJ!!NS" r~preselll lbe CiiY'S be infC'rm:trion r(gording !iJnJl'r gro\~ ,n and nrc inrtnded 10 ilelp guid planning. 
sel"\'ice' delive,ry. and !'f");noo processes, Aml:)1 pOJ)'JI:lilon :md number ofjot>:i may \"3ry. 
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In order for the City of Richmond to meet its long-range commercial employment goals of between 

51.800 and 71,300 jobs for the year 2100. a dramatic increase in commercial development will 

need to occur. Based on illustrative assumptions: 

• 51.800 at an avg. of 200-250 sf/employee: 10.3 million to 12.9 million sf 

• 71,300 jobs: 14.2 mil!ion to 17.8 million sf 

Richmond Employment Targets - City-Wide 

City-wide employment and related land use targets are also a key area of focus for Richmond as it 

revises its OCP. 

A detailed table of employee totals, related building area and land use needs by 2041 (as replicated 

from the 2041 Employment Lands Strategy) is provided for reference in the table below: 
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North Richmond Employment Targets & Land Availability 
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The following employment and land use needs are taken directly from the City of Richmond's 2041 Employment Lands Strategy. developed as part of the 

2041 OCP Update, 

Area lJno Usc 2009 
Employee 

[I:) 

I:mployment L3nd~ Strategy Mode! Results 

2009 I lOD9 zo·n lO4l 20-11 I Difference I Difference 
Duilding Zoned EmplDYcc Duilding Required tmp!oyce Building 

(rtll ~()nd (:1) crt') land (;I ) (ttl I 
(.,~) (ac] I I r-----r------.;---r---: - -,- - I--

City Centra Indlls:rial .t. 70') ~,9oo,OOO 2.15 6,500 2.50S,ooO 211 I,SOO I 608.1200 

Totals 

Sel Island 

Totals 

Nonh 
R1chmonrl 

CommerCial II1,SO:J 

Orrico 10,20:> 

Institutlon;!1 7,ODJ 

40AOO 

Indu~trlDI 10,000 

CornmerClal 8,3(J.) 

Ofn~1) J,Oco 

InSliwtion;l1 i,9oo 

Z4,200 

IndUlOlrli'l1 1 i,700 

"',800,000 I 503 25,30) I o.62l:,COD I 459 I 6,800 I 1.824,OO-J 

~,OOJ,OOO gO 

1.&OJ.000 I 135 

10,500,000 

9,200,000 

2,000,000 

G15,OOO 

soo,ooo 

12,915,OUO 

12,700.000 

953 I 

~~o I 
~ 

21 0 ~ 

&5 I 
1.10 

1,OL5 

9~O 

l.!.,-:'OO 

t 2,90:)" 

S~,.QOO 

13,500 

12,20') 

Ii,Ooo 

~.~o') 

34,900 

111.6n.1 

2.96C,COO 119 4,SOO 960,00') 

3.SlS.COO H~ S,CJOO I 1,72$1,00') 

lS,6Z0,OOO 9Z4 19,000 s,no,ooo 

~2,50Q,OOO 795 3,500 2,700,COJ 

2.,87(.).COO 285 ::1,900 870,om 

94~,OOO 90 2,000 I 330,CDJ 

8S0.COO 140 1.300 , 3SD.em 

l7,165,000 1,310 10,700 I 4,250,000 

14,]OO.COO I 1,(180 1.1100 , 1.500,00) 

Commercial 8,600 3,320,000 B7 10,30) 3,927,000 I 16l I ' 1,71 00 I 

Difference 
Lilnd 
(ac) 

1- ·31. 

-44 

39 

o 

·39 

195 

75 

2.5 

o 

295 

90 

24 

Available I Remaining 
LDnd AV;Jilablc 

In 2010. Land in 
[,'Ie)· I 20U (ac) -- ~ I ---· 0 

lIS9 o 

11~ o 

135 o 

9Z4 o 

955 170 

2B5 o 
90 o 

l~O o 

1,480 170 

1.120 40 

170 9 

-, OfficQ S. SCO 2,900,.:300 125 10,000 3; l00,COO I 13s I 1,500 \ 200,00) I 10 I 135 I 0 I 

I Institutional -I,SCO 1l4S.000 SC: 5,900 1.200.000 I 50 I ' 1,400 755 ,00) o 50 o 
TOl;)l) 34,300 I 19,365,000 I 1,302' 40,EOD I 22,427,000 I 1,426 1 6,500 I 3...L062,OOO lZc1 1,475 49 

t;)~t R ,r~m(jnd I l"duo,;triO-l1 7.BCO 9,30),000 910 10,000 I 10,9'O.COO I 1.020 2,200 1.600,00) 110 1-"60 tl,tO 

According \0 this review, for example, the North Richmond area, which includes the study area, will require 135 acres of office land to meet the required 

employment demand by 2041. 
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Colliers understands that the City of Richmond's employment projections. which were undertaken 

in 2009, were long-run in nature and intended to guide discussions centered on the city's RGS

driven employment targets and on related land use needs. Such long-run employment projections 

are useful in gauging likely progress on the city's and sub-areas' employment growth targets, but 

do not tend to account for periodic shifts in vacancy levels or rates of absorption. 

Given current office market conditions within the City of Richmond (high vacancy across all asset 

classes, low demand, shifting demand based on key IDeational factors such as SkyTrain, etc.) as 

well as the need to investigate land use requirements based on optimal development form, Colliers 

recommends more intensive discussion on how the City of Richmond can best accommodate 

anticipated employment growth on an area-by-area basis for industrial, commercial and office land 

uses. 

It would be helpful to revisit these projected land use needs based on achievable development form 

(and F.A.RJ, on anticipated vs. recent employment growth activity. and on market trends. 

Office Market Highlights - 2002-2008 

Since 2002, the Richmond sub-market has consistently had some of the highest vacancies in Metro 

Vancouver. Between 2002 and 2003. total supply remained constant white vacancy increased from 

11.7% - 12.9%. In 2004, Richmond's office vacancy of 16.5% was the highest in Melro Vancouver. 

In 2007. the BClT Aerospace Campus at 3700 Cessna Drive was completed. which increased the 

office inventory by 100.000 sf. This has been the only major office project built outside the 

boundaries of the City Centre Area Plan since 2002. Leasing at the BClT Aerospace Campus was 

initially successful and overall office vacancy in Richmond decreased to 10% in 2008. 

Office Market Development Activity - 2009 to 2012 

Since 2009 there have been 4 development permit applications in the City of Richmond which have 

included a significant office componenl. all of which have been within the City Centre Area Plan. 

Three of these applications have been located within 500 metres of a SkyTrain station and one just 

beyond a 500 metre radius from Bridgeport Station. The map below shows the location of the 

development permit applications relative to a 500 m radius the Skytrain stations within Richmond's 

City Centre Area Plan. 
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The development applications are summarized in the chart below: 

_ _ Significant Office Development Permit Applications 
Project 

# Year Address Developer/Applicant Project Description 
1 2009 4000 No 3 Rd Fairchild Developments Ltd. 6-storey addtion to Aberdeen Centre 

2 

3 

2011 8740 - 8880 Charles St Er'lc Law Architect 

20U Duck Island 

Jingon International 

Development Group LlP 

Hotel, Retail, Entertainment, Service, 

Hospitality & Office Uses 

Multiphase development up to 

4,000,000 sf including office uses 

3-Phase Mixed-Use Development: 

Phase 1 Office Tower, Phase 2 Hotel, 

Phase 3: Office/Hotel 
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Driving Criteria of Office Tenants 
Within suburban office sub-markets such as Richmond, proximity to a SkyTrain station is becoming 

an increasingly important (actor driving the IDeational decisions of prospective tenants. This is clear 

not only in the extent of office development locations within 500 metres of a SkyTrain station (vs. 

outside of this key range), bu1 is also evident in overall vacancy rates by location type. 

A selective Class A property survey for Metro Vancouver, including examples of SkyTrain and non 

SkyTrain-oriented product in the Richmond sub-market completed at the end of 2010 is instructive 

in this regard. Availability rates for Class A office buildings within 500 metres of a SkyTrain 

station were low or negligible, while those outside this range are having more difficulty attracting 

tenant interest: 

SKYTRAIN < 500 METERS SKYTRAIN) 500 METERS 

Property' Market Availabili ty 
Rate2 Properly! Market Avaitability 

Rate2 

Bro;"dway Plaza Broadway O.9;~ Prospcc( Centre Broadway 28.7% 

Broadway Tech CC'nm' Burnaby B.7% Canada Way 8usinc·ss Park Burnaby 54.Y'f" 

4789 Kir.gsw~y 8urn,~by 3.0% Willinedon Park Burnaby 29.5% 

Threo We5f Cenlr~ Richmond 0.0% P-.irpon Execut ive Park Richmond 39.8% 

Cerllr al Cily Surrey 0.0% CresllNood Cor por;;w CCflIrc Richmond 25.3% 

I Only A Class prop~rtl~s h:lVQ b~Qn includpd in ,hG 5urvOY' 

: Tho <lva' labilil,'1 r alO IncorpOralQS bOlh hQ;d!~ase and sublease spacQ 

Within the Richmond sub-market, Three West Centre at 7900 Westminster Highway, enjoys low to 

nil vacancy, while other centres, including the Class A Crestwood Corporate Centre, exhibit much 

higher levels of overall vacancy. 

With .Class A. B vacancy rates being so high over the short term and accounting for an inordinately 

high share of both the Metro VancQuver suburban and Metro-wide office vacancy, there is very 

little markel interest in developing new office product. unless it falls within the Frequent Transit 

Network driven by the Canada-Line presence in the City Centre Area. 

This is in part driven by an increasing awareness, on the part of both business tenants and 

commercial developers. of the importance of rapid transit accessibility to its workforce. This strong 

geographical preference is particularly evident outside of Downtown Vancouver and Vancouver's 

Broadway corridor, in submarkets including Richmond, Burnaby, and New Westminster. Jones 

Lang LaSalle's "Rapid T ra nsit Office I ndex" is a regular research initiative which adds further 

weight to this trend, as its review of vacancy rates and occupancy costs reflect a clear market 

preference for buildings within 500 metres of a working SkyTrain station. 

Market-wide, Jones Lang LaSalle is finding that direct vacancy of office space with strong rapid 

transit access is generally well below half that exhibited by the rest of the market as a whole. JLL 

found that. while the direct vacancy rate for buildings within 500 metres of a rapid transit station 
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averaged 4.8%. the rate was 12.3% for the rest of the market. Average asking net rental rates for 

office space within the target 500 metre area were also found to be about 8% higher. 

Since vacancy rates continue to decrease for the property index within 500 metres of SkyTrain, 

even as occupancy costs are on the rise. suggests that office tenants are in fact willing to pay a 

premium to offer access to SkyTrain/Canada Line to their workforce. 

Most importantly, JLL has found that the direct vacancy rate of office space located just 

outside the Rapid Transit Office Index radius - namely within 500 metres to 1 km. - is 315% 

higher than those within 500 metres 05.1%). Average asking rates for these properties just 

outside the 500 metre ringe index are also roughly 13% lower. Such a major discrepancy 

over a short distance indicates the clear value that tenants place on more immediate access 

to rapid transit. 

This increased regular market tracking and awareness of the importance of more direct rapid 

transit provision in outlying suburban markets has not gone unnoticed by commercial developers. 

who are tending to focus their efforts and investments into projects with easy rapid transit access. 

JLL also tracks its Rapid Transit Office Index for the Richmond sub-market. and drew the foHowing 

important conclusions: 

• Of its total inventory of over 4.3 million sf, under 8% of that inventory (368,000 sf) is 

currently located within 500 metres of the market's Canada Line rapid transit stations. 

• Direct vacancy within the ~apid Transit index of office properties is 5.8%. vs. 15.4% for 

properties outside 1his key distance. 

• There is a relatively large proportion of A class office space without rapid transit access 

• There is significantly more competition for space in buildings near the Canada Line, 

relative to the rest of the market. 
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This section of the report investigates the subject lands' potential to support retail and local-service 

commercial uses, given anticipated trade area (including on-site growth) and the extent. nature and 

orientation of the competitive retail landscape. 

Retail Trade Area 

Colliers has derined the following trade area for the subject Garden City Lands (within the 

Alexandra neighbourhood), which reflects its potential geographic influence from a 

neighbourhood/community retail perspective: 

Richmond \ 
tlature Par~~ J 

'.-:------.____.'t'/n-=-----\'"II -::-7.""::7:-:-:71--=-::-' r •. , _-. - .. ~-

The subject area is strategically placed within the larger Alexandra neighbourhood and Primary 

Trade Area to serve the convenience needs of local area residents in a walkable. public transit and 

car accessible environment. 

Trade Area Population Growth 

Based on Colliers' defined trade areas for the prospective Atexandra neighbourhood retail centre, 

population growth belween the most recent Census periods has been as follows: 
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Trade Area Alexand,ra Primary Alexati~ra STA British 

Census Population Growth Trade Area . ' Columbia 

2011 Population 7,856 11,713 4,400,057 

2006 Population'" 6,750 11,052 4,113,487 

2006-2011 Population Change 

Persons 1,106 661 286,570 

Percent Change 16.39% 5.98% 6.97% 

MGR (%) 3.08% 1.17% 1.36% 

AAGR (#) 221 132 57,314 

2011 Private Dwellings 2,621 3,542 1,945,365 

Occupied by Usual Residents 2,446 3,451 1,764,637 

Source: Statistics Canada, Census data; Coihers' trade area delmeation. . _. ., _ _. _. _ 

The PTA added a n average of over 220 residents per year between 2006 and 2011. while the ST A 

added a more modest 130 residents per year, 

These figures, along with key demographics and personal disposable income calculations, serve as 

key inputs into Colliers' proprietary retail demand model. 

Trade Area Demographics Profile 

On the basis of Environics' most recent 2012 demographic estimates and projections (at block 

leveD. key demographics can then be isolated based on Colliers' defined trade areas. 

Total Daytime Population 

Daytime Population at Home 

o to 14 years 

15 to 64 years 
65 years and over 

Daytime Population at Work 

4,005 ' 

1,009 

2,147 

849 

6,450 

38.30% 

9.60% 
20.50% . 

8.10% 

61.70% 
Source : Environics 2012 Data, Census base, Coliters tradea!ea delineations (Pcensus). 

7,169 42.80% 
2,310 13.80% 
3,384 20.20% 
1,475 8,80% 

9,571 57.20% 
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A range of key demographics are provided in the following table: 
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2012 Demographic Alexandra Retail Trade . Alexandra STA British Columbia 
Snapshot Area 

o to4 years 

5 to 19 years 

20 to 24 years 

25 to 34 years 

35 to 44 years 

45 to 54 years 

55 to 64 years 

65 to 74 years 

75 years & over 

Median Age 

2012 Educational Attainment 
(IS years+) 

329 
1,116 

611 
1,130 

1,046 

1,252 

1,045 

529 
376 

40.4 

6,299 

less than a bachelor degree 4,666 
Bachelor degree & hig:o.h_e_r ______ 1..;.,.634 

2012 Households 

Persons per household 

Average household income 

Average per capita income 

_Per capita income - Be Index 

2012 Occupied Dwellings 

Owned dwellings 

Rented dwellings 

Dominant building type 

Dominant period of construction 

Dominant Demographics 
Official Home Language 

Non-official Home Language 

Top 3 visible minorities 

2,250 

3.24 

$78,167 

$24,126 

71.6 

2,250 

1,862 

389 

Houses 

1991-1995 

English 
Cantonese 

Chinese 

South Asian 
Filipino 

% 

4.40% 

15.00% 

820% 
15.20% 

14.10% 
16,80% 

14.10% 

7.10% 

5% 

%base 

74.10% 

25.90% 

%base 

%base 

82.70% 

17.30% 

Saurcc En\lrOn1C5 2012 Oata. ~51JS b.H~. Colliers :'<!dearca delineations (Pcen~u51 . 

769 

2,494 

1,232 

2,129 
1,971 

2,258 
1,700 

915 

669 

37.4 

11,769 

8,385 
3,384 

4,249 

3.31 

$78,971 

$23,858 

70.8 

4,249 

3,253 

996 

Houses 

After 2006 

English 
Punjabi 

Chinese 

South Asian 

Filipino 

% 

5.40% 
17.60% 

8.70% 
15.10% 

13,90% 

16.00% 

12.00% 

6.50% 
5% 

%base ' 

71.10% 

28.80% 

%base 

%base ' 

76.60% 
23.40% 

231,511 

737,147 

333,318 

655,711 

625,084 

721.272 

6~9.sS0 

396,160 

331,153 

41.1 

3,899,262 

3,023,281 

1,896,737 

2.42 

$81,595 
$33,717 

100.0 

1,896,737 

1,338,566 

553,713 

Houses 
1971 -1980 

English 

Punjabi 

Chinese 

South Asian 
Filipino 

% 

5.00% 

15.80% 
720% 

14.10% 

13.40% 

15.50% 

13.50% 
8.50% 

7% 

%base 

77.50% 
22.50% 

%base 

%base 

70.60% 

2920% 

While household and per capita incomes are significantly below the Be provincial average, average 

educational attainment is significantly higher. with over 25% of the population holding a bachelor's 

degree or higher. 

There is also a high level of home ownership within the local Alexandra trade area (83% PTA, 77% 

STA). 
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Given the study area's proximity to the anticipated, more regional-serving Walmart-anchored 

development to the south, the focus of the retail-commercial opportunity should be on. local, 

convenience-oriented goods and services. ideally oriented in a neighbourhood retail centre format 

in such a way as to promote walkability. 

As neighbourhood-serving retail-commercial centres are anchored by retail food stores, a review 

of the local competitive climate for food stores is essential. 

The map below indicates the location of major retail supermarkets and grocers throughout 

Richmond relative to the subject lands and the defined trade areas. While there are a number of 

significant supermarkets west of the trade area (including most notably the China World 

Supermarket and an anticipated Walmar! Supercentre), these stores are not optimally located with 

respect to either PTA 'or ST A residents, who are deemed underserved with respect to the walkable, 

convenience retail food/supermarket category. 

1 
1 T aT Supermarket 

2 H-Mat 
3 China V"",arld Supermarl(e't 

4 Rea Gancdia"l Superstore 
5 W'almart(Futllfe) 
6 SOle On Foods 
7 Pricesmat Food.:; 
S I~ Marketpla::e 
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Retail Demand Analysis 

Demand Analysis 

Colliers has examined the following in order to determine on-site potential to accommodate 

neighbourhood-serving retail-commercial uses on the subject properties: 

• Primary trade area resident spending potential on traditional retail goods 

• Secondary trade area spending potential on traditional retail goods 

• PTA and 5T A spending potential on restaurant food & beverage uses 

• Service-commercial (personal, recreational, business services) potential to round out the 

neighbourhood convenience function 

Primary Trade Area Resident Support 

Based on anticipated residential growth within the PTA, including potential to accommodate 

between 1,280 and 1,455 future residents within the subje,ct area, Colliers calculates the following 

annual retail expenditure potential: 

ALEXANDRA NEIGHBOURHOOD 

Primary Trade Area Resident Expenditure Potential 

POPULATION 

INCOME (POI) 

TOTAL INCOME POTENTIAL 

RETAIL SALES I INCOME 

TOTAL RETAIL POT£NT1AL 

Molar vehIcle and parlsdealors (441) 

Fuml1urn s nd home furnishings SIores (442) 

E1oclronlc:s and appliance Slores (4.43) 

Building Maleria I and Garden Equipment Supplies (444) 

Food a nd be~erage Glores (445 ) 

Hea Ith .. nd Perso",,1 Care Stores (44&) 

O"60lIn" !>tatlons (447) 

Clo~hi ng and clothing aoee!lSOrloS (.w8) 

SportJng goods. hobby, book and music stDre s(4.S1) 

Go lIeral mC/c.h<lndlse stores (452) 

Misec lIaneous &lore ret:tI1ONl 4531 
TOTAL, MAJOR RETAJL CATEGORIES 

DUlce: Colllcrslntematlooal Consulton • 

2016 
8,SSS 

23. 316 $ 

$207,237,010 

46 .4% 

$96,199,700 

19,588,905 S 

3,029,789 S 

3 ,389.2 17 S 
5, :274,452 S 

24,424,549 $ 

6,5(6,816 S 

10,6.:0,322 S 

6.341,993 S 
2,933, 144 S 

11 ,015,221 S 

2.835.290 

2021 
9,B13 

24,505 S 

$240,477,830 

46 .4% 

$111,630,100 

22,707.75 1 S 
3.515.766 S 
3,932.846 S 
6,1 20.4 73 S 

28,34 2, 239 S 
7,596,923 $ 

12,579,1 06 S 

7.359,247 

3 ,403,620 

12.782 ,059 $ 

3,290,070 $ 

2026 2031 
10,968 12., 110 

25,755 $ 27.069 

$282,487,020 5:327 ,797,950 

40,4% 46 ,4% 

$131,130900 $1 52,164 300 

26,674,596 S 30,953.202 

4,129.939 S 4,792,3 82 

-' ,619,680 S 5,360,909 
7 ,169,666 6 ,342,688 

33,293,379 3$.633.~ 

8 ,924 ,039 S 10,355,456 

14,n 6.566 17,146,72B 

8 .644 ,843 10 ,031 ,476 

3 ,998.202 4 ,639,514 

15.01 .... 973 S 17,42'3,375 

3 ,66-1,616 $ 4,4£\4,733 

111,630,100 $ 131,130,900 S 152,184,300 
96,199.700 •• lIiiiiiiii •• llliiiiiiiiiiiiilllllli ••• 

As the above figures represent total annual potential spending, which can be absorbed by retail 

facilities throughout the City of Richmond and beyond, it is import'ant to calculate net demand based 

on realistic capture rates reflecting the nature of the competitive environment. 

Given the exient and orientation of competitive retail facilities, market shares will be significant only 

in convenience-driven categories such as Retail Food and Beverage (including supermarkets): 



CNCL - 136

34 

Projected Neighbourhood Retail Market Capture " 
Primary Trade_ Are~ Resident S~I~s ' _ _ _ 

Ma li<et 

Capturo 2016 2021 

5% 15 1.489 175.788 S 
and appllanee storos (443) 10% 338.922 393.285 S 

rial ~nd Garden Equipment Supplies (444) So/. 7.63.723 S 306.024 S 
25% 6.1 0$.137 7.085,560 S 
10% 65-4 .662 759,692 S 
3% 190.260 Z20.7n S 

146,657 $ . 

550,761 

,.-
Colliers 
INTERNATIONAL 

2026 2031 

206.497 2 39.619 

~61,988 536,091 

359,483 417.144 

8.323.345 9,658.4 10 

892.404 1,035.546 

259. 345 300.944 

These net sates figures, driven- by anticipated growth in the PTA resident population, are then 

converted into warranted retail floor area, on the basis of industry-acceptable sales per sf target 

productivity rates; 

WARRANTED RET AIL FLOOR AREA " 
Primary Trade Area Resideni Sales Support --

Sale-!. 

Aoqm'\ 2016 2021 2026 2031 
Major Rotall category ($!SQ. Fl.) 

Furniture 3.nd homll fumi shings S10IGS (442) $350 433 502 590 685 

E1aCllOnla: ~ nd 3ppll~ nee slOleS (~43l SSOO 424 492 577 670 

Buoldln9 Malerial and G~ rden Equipment Supplies (4.:4) SSOO 879 1.020 1.19B 1.390 

Food ~nd beverage stores (445) $600 ID,ln 1i.609 13.a72 16,097 

H~aILh and Parsonal C3re Sloras(4116) ssao 1.091 1.266 1.':87 1.726 
Clolhl ng anel clothing 3 ecessorles (448) $350 5M 631 741 860 
Sponing goads, hobby. book 3nd music stores (451) $3511 419 486 571 683 
Geneml mercl\andlm Slares (452) $300 1.836 2.IJIJ 2,502 2,904 

I.llscollaneous Sloro ret8l1ers (453) $.350 ':05 470 552 641 

NET WARRANTED RETAIL FLOOR AREA - PTA C8legorles U Sled A.bove 16,200 18,800 22, 100 25,600 

Thus, the PTA resident population alone could be expected to support between 16,200 and 25.600 

sf of traditional retail floor area over the 2016-2031 period. Of this. the vast majority would be 

abs.orbed by uses in the retail "Food and Beverage" category. which includes supermarkets. 

specialty foods purveyors. and beer. wine & liquor stores. 

Secondary Trade Area Resident Suppor t 

The same analysis was then conducted tor the defined Secondary Trade Area to the immediate 

east of the PTA. with annual spending potential projected as follows: 
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Secondary Trade Area Resid~nt Expenditure Potential _ 

I NCAEJ.IENT Al POPULATION (FROM 2011) 

INCOME (POI 

TOT AL INCOME POTENTIAL 

RETAIL SALES / INCOME 

TOTAL RETAIL POTENTIAL 

Motor vehlclo and p~rtsdealers (441) 

Furniture end home furnishing s !!lares (442) 

BeClronicsand appliance Store:; (443) 

Building Maleria l and Garden Equipmon\ Suppllos (444) 

Food and bcvcr.lgc stores (4~5 ) 

Heallh and Plt,sonai C.~le Stores (<l46) 

Gssoline Slalions (4J7) 

Clothing and clomlng a ccossorlcs (448) 

Sporting goods, hobby. book and mu!lic Slares (451) 

Gcnerlll merchandjse stores (452) 

Mlseo\lanaous store ,cll) llers (453 

2016 
12,310 

23,057 

$283,845,970 

46.5% 

SI31986,700 

26,848,683 
4. 156,893 

4,650,03 1 

7,235,588 

33,5 111,6.62 

8,982,280 

14.873.0()2 

8.701 .262 

4.02.4.2'96 

15.112,955 

3,890,039 

2021 
12,e75 

24,233 

$311,993,420 

46.5% 

S145 075,100 

29,511,120 
4 ,569,109 

5,1 11 ,149 

7,95-1,201 

36,833,731 

9,873,004 

16.347,a77 

9,~.1 18 

4 ,423,363 

16,,6 11,635 

4 ,275,793 

~ .. 
"Colliers 
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2026 2031 
13,39.'1 13,908 

25,470 26,769 

$341,236,100 $372,2IW,920 

46.5% 46.5% 

SI58 800 S173,115,OOO 

32,277, 159 35,214,985 

4 ,997,365 5 ,452,219 

5,590.2 '10 6,099,024 

8,699.738 9,491,577 

40,286,109 43,952,900 

10,798,388 11 ,781 ,244 

17,860,142 19,507,570 

10.460,551 11,412,657 

4 ,837,959 5,278,304 

18,168.622 19,822,307 

4,676.557 5 ,102.212 

145,075,100 158,672,600 173,115,000 TOTAL· MAJOR RETAIL CATeGORIES (lNCAEMENTAL GROWTH) 

urco: Collocrs InlCrnSlJonDI Con::ultin . ,', .• ':'". • 131.986.700. S ••••••••••••• ii ••• 

Markel shares for STA residents can be expected to be considerably lower than those for the more 

immediate PTA. as STA residents would primarily be accessing the proposed site by private 

vehicle, Once driving, motorists have many choices to make in terms of Ihe[r regular shopping 

circuit. so the relative dearth of walkabie supermarkets is tess of a factor for STA residents. 

ST A resident market shares are projected as follows: 

Projected Neighbourhood Retail Market Capture 
Secondary Trade Area Resident Sales 

Milrkel 

Caplure 2016 2021 2026 2031 
Major R.clall Calogory (%) 

Furniture and home furnishi ngs Slores (442) 3~'o S 103,922 $ \14.228 $ 12<1,934 $ 136,305 

Electronics and appliance Slores (443) 5% $ 232.502 $ 255.557 $ 279,5 11 S 304,951 

Building Male rial end Garden Equ.pmonl SuppliOS (444) 3% $ 180,9 15 $ 198,8S5 $ 2'17,4 93 S 237,289 
Food and bcvolOse slores (445 ) 15% $ 5,026,599 $ 5,525,060 S 6.G42,916 S 6,592,935 

HQ~ I\JI ~"d Personal Care Stores (446) 10% $ 898,228 S 987,300 S 1.079,839 S 1.178.124 

Clolhln.9 and clothing acc~ries (448) 2% $ 130,519 S 143,' 62 S 158.908 $ 171,190 

Sporting goods, hobby. book and music store-> (451). 3'!. S 100,607 S 110,584 S 120.949 $ 131.SS8 

General mercha ndlto storos (452) :>% S 377,624 S 4 15.29 1 S 454,216 $ 0I95, 5S8 

Miscellaneous s ore reta ilers (453) 3~~ ~ 97.251 S 106.8l!5 S 116,914 $ 127,555 

TOTAL, NET RET AIL EXPENDITURES· ST A Categories U5led Above $ 7,148.000 $ 7,857,000 $ 8,594,000 $ 9.376,000 

STA residents can therefore be expeded to generate between $7.1 and $9.4 million in annual sales 

in the above-listed categories. with a clear focus on retail foad. 

ft..s in the case of the PTA, these annual potential sales figures can ·then be converted into market

supportable floor area. as follows: 
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NET INCREMENTAL SUPPORTABLE RETAIL-COMMERCIAL FLOOR AREA .! 

Secondary Trade Area Resident Sales ' . . . . . , 

Sales 

Aeqm~ 2016 2021 2026 2031 
SIS . Ft 

Furniture lind home furnishings stores (442) $350 2'df7 326 357 389 

B c ctronlcs and 3pplfanea SIOres (443) $800 291 319 349 381 

Building Malcriol nod G3rden EQulpmen\ Supplies (444) S300 603 663 725 791 

Food and beverago ~o(es (445) $600 8,376 9,20S 10,072 10,986 

He~lth and Parson,,1 Ca re Slorcs(446) $600 1,497 1,64e I ,BOO 1,964 

Clotl1lng and clothIng 1IccOS!lO'ics (US) $350 37.3 .\10 4~8 489 

Sponlng goods, hobby, book Bnd mu$lc Slores (451) S3Sa 287 316 346 3n 
General merchandise $Iores (452) S300 1,259 1,384 1,514 1,652 

Miscellaneouss!o,c rclollcrs 453 S350 27B 305 3J.1 364 
14,600 15,900 17,400 NET WARRAmEO RETAIL FLOOR AREA - STA catogorios L1stod Aho"o 13,300 ............... . 

our~: CoJllcrslntcmalJonal cO;'sulllnq ",' ,',~ ~J, ,.- ••• ,,' 

Restaurant Food & Beverage Opportunity 

Restaurant food & beverage uses are a vital category in any type of retail centre, but increasingly 

so in convenience-oriented centres within easy walking distance of residential concentrations, 

Using Environics 2012 trade area household spending estimates on restaurant food & drink 

spending at the PTA and STA ,level. Colliers estimates per capita ,spending as follows: 

Alexandra Neighbourhood Trade Area 

Food & Beverage Spending - Household & Per Capita Estimates (2012) 

Avg. Household Spending By Trade Area 
Spending Category PTA STA 

Food purchased from restaurants $2,684 $2,350 

Alcohol purchased at licensed establishments $217 $254 

Average Per Capita Spending By Trade Area 

Spending Category PTA STA 
Food purchased from restaurants $828 $710 

Alcohol purchased at licensed establishments $67 $77 
Sub-Total: FoodIDrink $895 $787 

Source: Colliers PCensus areas, Environics 201 1 Household Spending Survey data. 

Based on these per capita spending estimates for trade area residents, and assuming only modest 

growth in annual spending o( 2%, Colliers can then project annual expenditure potential for both 

the PTA and STA, project market shares, and assess on-site sales potential. These calculations are 

outlined in the table below: 
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Alexandra Neighbourhood Trade Area 
Restaurant F&B Potential 2016 2021 2026 2031 

Primary Trade Area $ 8,614,000 $ 10.501,000 $ 12,958,000 $ 15,796,000 
Seondarylirade, Area $ 10,483,000 $ 12,104,000 $ 13,907,000 $ 15,940,000 

Projected Market Captu re 
Primal)'Trade Area 15% 15% 15% 15% 
Saondary Trade A rea 8% 8% 8% 8% 

Food & Beverage Spending Capture 2016 2021 2026 2031 

Primary Trade Area 
Seondary Trade Area 

I Tota I ResIdent Trade Area 

$ 
$ 

1,292,100 $ 
838,640 $ 

1.575,150 $ 1,943,700 $ 2,369,400 
968.320 $ 1,112,560 $ 1,275,200 

S 2,131,000 S 2,543,000 $ 3,056,000 $ 3,645,000 

Source: Colhers Internaltonal Consultinc; Incremenlal F&8 pOlential calculations. 

Given the above assump1ions and reasonable market captures, trade area. residents alone are likely 

to generate between $2.1 million in $3.6 million in annual on-site sales. 

As with the traditional retail categories reviewed above, these annual sales figures can then also be 

converted into warranted restaurant food & beverage Hoor area (sf), as shown below: 

Alexandra Neighbourhood Trade Area 
Warranted F&8 Floor Area (Resldenls) 2016 2021 2026 2031 

Primary Trade Area 2,584 3,150 3,887 4,739 
Seondary Trade Area 1,677 1.937 2.225 2,550 

Subtotal· Resident Support for F&B 4,300 5,100 6,100 7,300 

Assumed of. $ 500 

Total Warranted Retail-Commercial Floor Area 

Based on all retail analyses conducted and summarized above, Colliers projects support for on-site 

retail-commercial uses on the subject Garden City lands to be as follows: 

TOT AL WARRANTED RETAIL-COMMERCIAL FLOOR AREA 
Alexandra Neighbourhood Trade Area _ 

2016 2021 2026 2031 
Prima Trade Area Residonts 16,200 18.800 22.100 25,600 
SooondB T'rado Ale:. Reslden,ts 13.300 14,600 15.900 17.400 
TOTAL liAADE AREA RESIDENT SUPPORT .. i RADITJOf'lAL RETAIL 29,500 33,400 38,000 43,000 
TOTAL TRADE AREA RESIDENT SUPPORT - FOOD & BEVEAAGE 4,300 5100 6,100 7,300 
SUB-TOTAL· RETAIL .. F&B CATEGORIES (roundod 10 noarc.st 100 s1) 33,800 38,500 44,100 50,300 
Sorvloo Commercial Uses al %01 Above Sub.ToLli 40% 11.800 13,400 15,200 17.200 
SUB-TOTAL, NET OF NON·mACE AREA RESIOENT SUPPORT 45,600 51,.900 59,300 67,500 
,ProjeclCd suppon from Area Workers. Guests·a, Vlsltor=; \5% 8,000 9.200 10500 11,900 
TOTAL RETAlL·COMMEACIAL F1.00R AREA SUPPORT 53 ,600 61 ,100 69,800 79,400 

ouree: Co\ltcr$ln:crn~tlon31 Conrultlng 

The anchor use for such a centre would be a retait food operator, which could support a food store 

of roughly 21,000 sf at 2016 population levels, and closer to 30,000 sf by 2026. 
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38 . Colliers 
INTERNATIONAL 

Required Retail-Commercial Site Area 

Based on warranted floor area over the 2016 to 2031 study period, and assuming that service

commercial space would occupy second level areas, Colliers calculates the following general needs 

for land: 

A discrete. well situated 5 acre land parcel along Garden City Road would be in an effective 

position to serve identified trade area resident needs, fulfilling latent demand for walkable retail 

facilities while meeting the needs of future residents. 

Such a centre also represents a clear opportunity for an experienced retail-commercial developer. 
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39 , Colliers 
INTERNATION AL 

COhclusion and Recommendation 

Having reviewed the Richmond market for office, residential, and retail uses, it is recommended 

that the City consider alternative means <to defined Business/Office over retail, as outlined in the 

Alexandra Neighbourhood Plan) of delivering employment on the subject Garden City Lands, for the 

following reasons: 

• There has been a decided shift in the market for suburban I?ffic.e away from pure aulo

oriented business park to. rapid transit-accessible locations. Tenant workforces are 

driving office location decisions of businesses, which in turn drives developer decisions. 

• Demand for office space similar to that located directly west of the subject lands is 

essentially non-existent. 

• Over the short term, very high vacancy levels for all office classes in Richmond are 

resulting in developer focus elsewhere in the Lower Mainland, with the exception of a 

handful of projects in close proximity to SkyTrain. 

• Cost is not the major driver of decision making in many cases. An example is Flight 

Centre, who· sought a modest space of between 2,500 sf 3,000 sf and were considering 

Richmond and Burnaby for a prospective location. The firm decided on a Burnaby site 

near Millenium Line-accessible Lake City over a Richmond location at roughly double the 

cost. 

• With ambitious long-range employment targets (or the City Centre Area, and market 

indicators actively supporting concentration of new office uses within 500 metres of 

SkyTrain, it would be beneficial to consider an alternative mix of land uses, including 

market-supportable residential and retail uses, along with a more localized mix of 

specialty and personal service office space on the subject property. 
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MEMORANDUM 

To: David Johnson 

Company: City of Richmond 

From: Brook Pooni Associates, Blaire Chisholm 

cc: Westmark Development Group, Rav Bains 

Re: West Cambie - Garden City Road clarification 

COMMENTARY: 

Date: 

Project 

Pages #: 

Brook Pooni Associates Inc. 
Suite 410 - 535 Thurlow Street 

Vancouver, Be V6E 3L2 
\\'WW.brookpoonl.com 

T 604.731.9053 1 F 604.731.9075 

April 17, 2013 

Garden Cily Road 

5 

Brook Pooni Associates (BPA) has been engaged by Westmark Development Group (Westmark) to review the 
Business I Office land use designation associated with approximately 15.89 acres of land bounded by Alexandra 
Road to the south, Garden City Road to the west, Cambie Road to the north, and Dubbert Street to the east (study 
area). This study area was identified by Planning Committee on September 18, 2012 and referred to staff to explore 
the best use of the land. Westmark owns ten properties within the study area. 

Late November, early December of last year correspondence from our firm was forwarded to staff and Council , 
respectively, and provided: 

a summary of a Colliers market assessment (commissioned by Westmark) for the study area; 
a planning analysis that recommended the study area be designated Residential; and, 
a recommendation for further planning work be done collaboratively with staff. 

February 21, 2013, Westmark, BPA and staff met to discuss the land use designation for the study area and various 
alternative options that could be brought forward that would achieve additional city objectives (i.e., employment 
targets, ANSD requirements). 

This correspondence provides City of Richmond staff with further information as requested bye-mail March 27, 2013 
with respect to the following six items: 

1. Ownership 
2. Area of Proposed Change 
3. Proposed Land Use 
4. Displaced Office I Retail 
5. OCP ANSD information 
6. Contact Information 
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1. Ownership 
Westmark Development Group owns ten (10) properties within the study area, as identified in the following table and 
figure: 

Address PlD Zoning Area (square metres) -
4100 Garden City Road 000-585-734 RS1/F 1,214 sqm 
4120 Garden City Road 003-761-886 RS1/F 3,156 sqm 
4126 Garden City Road 000-804-801 RS1/F 669 sqm 
4140 Garden City Road 003-848-566 RS1/F 1,929 sqm 
4160 Garden City Road 003-871-215 RS1/F 1,916 sqm 
4180 Garden City Road 000-994-472 RS1JF 1,916 sqm 
4220 Garden City Road 011-421-592 RS1/F 1,915 sqm 
9131 Odlin Road 003-974-766 RS1/F 2,022 sqm 
9151 Odlin Road 003-523-969 RD1 2,022 sqm 
9191 Odlin Road 004-211-987 RS1/F 4,046 sqm 

TOTAL AREA 20,805 sqm J 5.14 acres 

Westmark ~as had conversations with all owners in the study area defined by Planning Committee, however is not 
officially representing their interests at this time. Discussions to date have infollTled owners of the redesignation 
proposal and We'stmark has received verbal assurances from owners supporting the initiative. 

West Cambie Plan - Garden City Ro~d 
Page 2 of 5 
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Brook Pooni Associates Inc. 

2. Area of Proposed Change 
The proposed redesignation that Westmark is advancing is for the entire study area (i.e., 15.89 ac Business / Office 
designation in West Cambie Area Plan) for reasons captured in the correspondence submil1ed in November last 
year. For clarification, on March 11 Westmark submitted a concept that provided an exploration of a mixed use 
designation for the lands owned solely by Westmark. This concept has informed the assumptions for carrying a 
mixed use designation across the entire study area. Westrnark is currently in discussions with owners of land within 
the study area to solicit their 'official' endorsement of the proposal. 

3. Proposed Land Use 
Staff has indicated that the vision for the Alexandra neighbourhood is to encourage redevelopment as a complete 
and balanced community and this includes providing .opportunities for business and employment. The proposed land 
use for the study area is a mixed use designation comprised of medium density housing over commercial that also 
permits livelwo rk opportunities. A FAR si milar to that used in character area four is proposed at 1.5 + 0.25 (Bonus) 
with building heights up to 5 storeys. This density and land use is appropriate for this area as the property is along an 
arterial and serves as a transition between the City Centre Area to the west and the medium density housing to the 
east. 

Applying the proposed FAR (1.75) to the study area (15.89 ac/692, 168.4 SF) translates into a gross developable 
area of 1,211,294.7 SF across the study area, where: 

one fifth of the area is allocated to commercial at grade (equates to 242,258.94 SF). 
a proportion of the site is designated as two storey live/work townhouse units (156,000 SF) 
remainder medium density residential 813,035.8 SF (approximately 800 units, not including the Live/Work) 

The LivelWork units are proposed along the north-south collector (Dubbert Street), as well as on the east-west 
collector (McKim) between Dubbert and Garden City. Live/work townhouses have a footprint of 20 feet wide by 3~' 
feet deep and are two-storeys. The LivelWork designation could also be located on Odlin and the Leslie Street 
Extenstion/High Street, but for the purposes of this analysis, we have limited it to the area noted above to reflect a 
conservative estimate. 

Note that the SPA correspondence in November / December'identified the demand for 5 acres of neighbourhood 
retail and service commercial development and assumed a retail ground level and office on the second storey. After 
our discussions with slaff and assessment of the study area, designating a commercial use along the first story of the 
mixed use designation for the entire study area will satisfy this demand while at the same time achieving the City's 
objectives for employment and business, a complete community and urban uses at higher densities. 

4. Displaced Office I Retail 
As discussed above, the proposal envisions a mixed-use commercial a_nd residential land use designation. 
Approximately 400,000 SF of developable area (Commercial at grade + live/Work units) is proposed to permit uses 
that will encourage employment and support the WeAP vision to encourage redevelopment as a complete and 
balanced community. 

BPA commissioned a study by Urban Futures in 2008 that indicated a significant amount of variation among 
employment classification to define sectoral employee space requirements. More recently, BPA undertook research 
into additional sources to define employee space requirements and found Urban Futures conclusion still relevant. 
The following table identifies various employee space requirements from a variety of sources and proposes a range 
of square feet per employee to facilitate the discussion and analysis related to employment. 

Wes1 Cam~je Plan - Garden Cily Road 
Page 3 015 
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LAND USE CLASSIFICATION 
SOURCE Retail Office Business Park Industrial 
Urban Futures 280 - 390 '190 - 875 475 - 575 900 -1 ,800 

DeChiara 
1 450 300· 

Fishkind & Associates2 450 - 650 275 - 450 2,500 

Institute of Transportation 549 295 278 - 332 500 
Engineers3 

Range 390·549 275 - 450 332 - 475 900 -1,800 
(removing outliers) 

Existing 
The OCP designates the,site as Industrial I Office Business Park on the Industrial Lands to 2041 map and t.he Office 
Lands to 2041 map designates the site as Office Business Park. To define a range in employment provided under the 
OCP designations, the developable area (1.25 FAR for 15.89 ac! 692,168.4 = 865,210.05) is split between the WiO 

land uses - allocating 50% of the developable area to a Business Park designation and the other to an Industrial 
cI ass ifica ti 0 n. 

EXISTING Range per Area (square feet) Range in 
OCP Land Use employee (SF); Employment 
Business Park 332 - 475 432,605.025 1,303 - 910 
Industrial 900 -1,800 432,605.025 480 - 240 

TOTAL AREA 865,210.05 1,783-1,150 

Proposed 
Applying the employee area ranges to the proposed mixed use commercial residential designation for the study area 
and including the LiveANork units also provides a range In employment - defined as follows: 

PROPOSED Range per Area (SF) I Unit Range in 
Land Use employee (SF): Employment 
Office 275 -450 242,258.94 881 - 538 
OR 
Retail 390 - 549 242,258.94 621-441 

SUBTOTAL RANGE 441 - 881 
Live I Work 1 iob ! unit 130 units 130 

RANGE IN EMPLOYMENT 571-1,011 

As there is limited ability to define with certainty the type of businesses that will locate on site, a range in employment 
is a useful guide to allocating jobs to an area. The WCAP designates other land in the area as Convenience 
Commercial, Community Institutional, and Mixed Use - each of which will also have employment allocated to these 
areas. Therefore, it is our opinion that the proposed land use designation for the study area achieves employment in 
line with the City's 2041 employment land needs while balancing the objectives of the West Cambie Area Plan to 
redevelop as a 'complete community', 

1 Cyburbia - thread: square foot per employee http://www.cyburbia.org/forums/showthread.php?t=25827 
:2 Cyburbia -thread: square foot per employee http://www.cyburbia.org/forums/showthread.php?t=25827 
J US Green Building Council - building area per employee by business type: http://www.usgbc.org/showtlie.aspx?documentid=4111 

West Camhie Plan - Garden City Road 
Page 4 of 5 
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5. DCP ANSD Information 
The proposal is to redesignate 15.89 ac from an Area 1A to an Area 2 Airport Noise Sensitive Development 
designation. The City has indicated that in order to do so, other ANSD lands having a designation of Area 2 or 
greater would need to be identified as possible sites for a 'swap' to the Area 1A designation. Reviewing the City's 
GIS system along with ground-truthing/site visits, the team has identified nine sites having the following allributes: 

an ANSD designation of Area 2 - 4; 
policy land use designation indicates commercial use; 
total land area for all sites is greater than the 15.89 acres proposed to be redesignated from 1 A. 

Proposed Sites OCP I NP Land Use ANSD Current Use Area 

3100 St. Edwards Drive Commercial 2 Commercial Shopping Centre 5.22 

3071 St. Edwards Drive Commercial 4 Hotel 1.64 

3111 St. Edwards Drive Commercial 4 Hotel Parking 1.34 

3233 St. Edwards Drive Commercial 4 Hotel 2.24 

3299 SI. Edwards Drive Commercial 4 Vacant I Parking 0.21 

10780 Cambie Road Commercial 2 . Auto Dealership 3.48 

10740 Cambie Road Commercial 2 Auto Dealership I Commercial 0.39 

10720 Cambie Road Commercial 2 Auto Dealership I Commercial 1.28 

10700 Cambie Road Commercial 2 Auto Dealership I Commercial 2.19 

TOTAL 18 ac 

Policy Context of Proposed Sites 
Properties on Edwards Drive are located in the Bridgeport Area Plan and specifically in what is considered the 
Bridgeport Corridor. Objectives for the area are: 

a) to recognize Bridgeport Road as the major east-west arterial serving the northwestern end of Richmond and 
connecting directly to the provincial highway system; 

b) to maintain the corridor as an automobile-oriented commercial area; and 
c) to encourage the clustering of retail/wholesale uses with limited access to Bridgeport Road. 

The land use map for Bridgeport indicates that the properties fronting Bridgeport Road are designated 
Commercial/Industrial while parcels below Bridgeport Road are designated Industria\. The OCP land use map 
designates the properties as commercial. 

Properties located on Cambie Road are part of the East Cambie Area Plan, which designates the siles as 
commercial. The East Cambie Area Plan was initially adopted in 1988 and updated in 2002 with the latest update to 
the Land Use Map in 2011. The plan focuses on the following goals with respect 10 land use: 

create and maintain a distinct boundary between agricultural and non-agricultural lands; 
maintain and improve the opportunities for c.ommercial development to meet the shopping needs of East 
Cambie residents; and 
accommodate land uses that are highly automobile-oriented and can benefit from direct access to the major 
highway system. . 

The March 11 correspondence provided an overview of 27 properties appropriate for redesignation to Area 1A. The 
above table indicates two clusters of 5 and 4 properties respectively that are sufficient to achieve the City's land swap 
needs. A similar process as that undertaken for the Alderbridge properties is proposed for this redesignation. 

6. Contact Information 
Blaire Chisholm with Brook Pooni Associates is the planning contact for this and future correspondence. 

West Cambie Plan - Garden City Road 
Page 5 of 5 
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Johnson, David 

From: 
Sent: 
To: 
Cc: 

Richard Wozny (rwozny@siteeconomics.com] 
Monday, 27 May 2013 22:05 
Crowe, Terry 
Johnson, David (Planning) . 
RE: Confidential & Advise Needed Please RW comments in Blue - trust this 

1. Lack Of Business and Office Activity: 
There has been no business J office development activity in the study area since the West Cambie Area Plan 
(WCAP) was adopted in 2006; -
Implication - Therefore let residential uses in there - City rebuttal take time as the business 
market goes in cycles, etc. 

While there is limited office demand currently the City wants to hold these employment lands as sites which can 
accommodate future office and employment demand. The city has had vacant and underused lands since its inception. 
These lands were intended for much needed employment uses and much be held as employment lands, even if the 
absorption period is very long term. 

The city recently released a large industrial/office area on the west side of downtown for residential uses. From a long 
term macro perspective that was deemed to be the maximum land area which could be to be rezoned to residential. 
These employment lands are needed for future employment partially to offset the extensive loss of other employment 
tands across north Richmond. 

It is the case that office space should generally be located at or near transit or on Number 3 Road, Unfortunately 
downtown zoning permits either residential or office, and since residential is more valuable, residential is pushing out 
potentia! new office space] regardless of demand. This area must be preserved to provide for future employment 
demand. Despite the current market it is possible that at some time in the future, this could become an office area and 
perhaps attract a few large tenants who want their own campus like office buildings. That type of office building rather 
than multi tenant office buildings can function without a central location. 

2. Relationship to The City Centre To The West 
The Centre (2009 City Centre Area Plan - Aberdeen Viflage, to the west is designated as the 

Central Business District (CBD); 
The WCAP - Alexandra Neighbourhood Business J Office designation signals conflicting objectives 

with the CCAP and 2041 Official Community Plan that 'direct office uses to the Centre'; -
ImIPIi(;atllon - Therefore get rid of the offices by putting most of them in the City Centre and 

allow residential uses in there: City rebutta! - there is no conflict as not all office us~s need to go 
in the City Centre. 

As noted above the city centre is expensive and residential development is dominating and pushing out office 
space. office tenants typically cannot afford to go into a city centre and are possible tenants of this area. 
The city centre is typically ideal for smaller tenants and multi-tenant hllllrfllnl'"1'c 

3. Rapid Transit Focus: 
He suggests that the primary location criteria for office tenants and hence commercia! developers is a 
proximity to - thus as there's no Canada Line to service the Study rid of the office 
uses and put residential uses there City Rebuttal- as not can be on the Canada Line, and 
office are needed outside of the City Centre like here, the offices and retail in the Study Area 

As there is ......... ..>,;;0 .......... future demand for lower non-city office space. 

4. Office Vacancy Rates: 

1 
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The City has some of the highest office vacancy rates in the region, across all office classes (A,B,C) 
and very little of the City's office inventory is found near rapid transit stations;-

The market assessment indicates that tenant demand for the of office envisioned in the WCAP 
is n()11-p.)(I~tp.r)f· 

Questions: 
1. Is this true? 

Richmond's suburban office market does have a very high vacancy rate. Some of those office buildings which 
are suffering high vacancy were built in very remote industrial parks with no transit. 

2. How long until the market might built out the Business I Office uses? 

It is difficult or even to say but there will be growing demand for office oriented businesses. As industrial 
land becomes built out office based employment will be the only way the city can add employment to match 

3. What is the for these uses? 

5. Suggested Land Use 
The Study Area is an appropriate area for medium density residential uses as a transition between 
the CBD to the west and the residential to the east. 

Everything the proponent says is correct except that this area is required to accommodate for long term office 
employment projections. These are vital future employment lands and they cannot be lost to residential land uses. 
There are other possible locations for future residential but few other places for office space within such proximity to 
the city centre. 

2 
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From: 
Sent: 
To: 
Cc: 

Richard Wozny 
Monday, 27 May 2013 

Terry 
Johnson, David (Planning) 

Subject: RE: Land Use Assessment.pdf - SECOND EMAIL - ON THE OFFICE MARKET 
Attachments: VancouverBC Office Market 2012 year Vancouver Office Market. pdf; Vancouver 

Office Real Estate Report 2013 Q1 (~) Colliers. pdf 

Attached are the Avison and CBRE yearend office market studies. They both say Richmond's 
vacancy rate for office is Avison in has details of it being under 20%. 
Even the less detailed Colliers report 
for 2013 Q1 says Richmond is doing better lately. In just a half year 
the office market is and there is more demand. This shows that the stats used in the 
submission do not reflect very 
supposed to reflect. 

term market trends} which are 

The fact that a few poorly located office vacant does not mean 
that the Cambie office area must be converted or that all of Richmond does not 
have office demand. The average vacancy for the city is not relevant as some of those C 
class; remote suburban) office buildings make never attract long term tenants. 
The s ect-Cambie office area offers a much better future office location than those remote 
and vacant Richmond office J which are the source of so much Any 
discussion of the market should exclude those few remote office buildings as they are 
outliers and not directly relevant as they are so poorly located. 

Below is a quick of the office market from the Richmond review in case you missed it. 
CALL ME TO DISCUSS IF NEED BE Richard Wozny; Principal Site Economics Ltd. 

RICHMOND OFFICE MARKET SUMMARY 

Office vacancy remains high, but 'milestone' reached By Matthew 
Hoekstra - Richmond Review 
Published: 2013 5:00 PM February 2013 5:09 PM 

Richmond continued to lead the region in empty office space last year) but demand is growing; 
according to a new Metro Vancouver market report from Avison Young. Richmond's vacancy rate 
at the end of 2012 stood at 19.3 per cent, well above the's 7.0 per cent average. Of 
Richmond's 
4)196)438 square feet of 
demand did grow; as the 
the level of annual 

808)624 square feet remained vacant last year. But 
703 square feet of for the year-
since 2008 and the third 

According to the real estate firm's report, vacancy in Richmond's office market dropped below 
20 per cent for the first time since mid-2e09. Avison Young Bill Elliott called 
that a "milestone of sorts." "While much of the has been tenant churn within the 
market, more than 000 square feet of positive annual absorption in 2012 is a welcome turn 
of events and expected to continue," he said in a news release. 

Richmond's va rate reached a of 24.6 per cent at the end of 2010. With 1-in-S 
offices still sitting emptYJ developers have been slow to build more. Avison Young suggested 
Vancouver Airport Authority's proposed Sea Island Business Park-S00 J 000 square feet of office 
space and a hotel-could be the first new project to proceed. Ampar Ventures is also planning 
a multi- near the Oak Street that will include a 12- office 
tower and two hotels. The only with a higher vacancy rate was New Westminster) at 20.8 

1 
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per cent. But Avison noted that was due to 225 J 4ee square feet space added to the 
city's at year's end J and it's set for this yea 

2 
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Vacancy rate December 31, 2012: 
Vacancy rate June 30, 2012: 

ABSORPTION 
(DEMAND) 

VACANCY 
(SUPPLY) 

7.00/0 
6.7°A> 

RENTAL 
RATES 

Metro Vancouver drawing strength £rOln suburbs 
as demand for office space in core moderates 

Metro Vancouver and the Downtown office market specificolly are on the edge of 
a fundamental shift thor will redefine the pattern of development in the region 

for decades to come. As the epicentre of the downtown core slowly shifts easrwards 
to encompass non-traditional districts, the analysis and expertise necessary to 
provide informed industry insights must a/so adopt. 

Avison Young embarked on a complete overhaul of irs Metro Vancouver office 
inventory in early 2012 in light of this emerging dynamic, and the rising status of 
the downtown core's eastern neighbourhoods and the urban centres south of the 
Fraser River. By redefining the geographical boundaries and updating our inventory 
of office buildings, Avison Young is able to provide a more nuanced analy~is of the 
markets most important to our clients, partners and fel/ow real estate professionals. 

Metro Vancouver Office Market Reporr Year-End 2012 represents the mOSf 
accurate and up-to-date understanding of the region's inventory of office space and 
pOSitions Avison Young as the leading provider of commercial real estate intelligence 
and client-focused analysis in British Columbia. 

parhlership. 
perfOrn1anCe. 

With the strongest level of positive annual absorption in five years, Metro 
Vancouver's office market drew strength from the inner city neighbourhoods as 
well as the suburbs as demand for office space in the core moderated during the 
second half of 2012. Burnaby, Richmond and the Broadway corridor led Metro 
Vancower in terms of positive annual absorption in 2012. Most of the remaining 
submarkets experienced very limited positive or negative annual absorption. 
Surrey and the North Shore each registered small amounts of negative annual 
absorption of 8,900 sf or less, while Downtown and Yaletown each posted very 
modest positive annual absorption of 7,800 sf or less. New Westminster improved 
considerably with a net change in occupied office space of 52.537 sf between 
January 1 and December 31, 2012 compared with negative 33,147 sf in 2011 . 

continued on back cover ... 

Meh'o Vancouver - Vacancy and Absorption Trends 
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Metro Vancouver Office Vacancy Summary (Year-End 2012) 

DISTRICT INVENTORY HEAD LEASE SUBLEASE · TOTAL VACANCY 12 MONTHS 
. (SF) VACANCY (SF) VACANCY (SF) VACANCY (SF) RATE (%) ABSORPTION (SF) 

Downtown 21,184,715 682,164 148,684 830,848 3.9% 7,753 

Yaletown 2,023,244 9L080 9,286 100,366 5.0% 6,785 

Broadway 6,584,655 200,657 15,654 216.311 3.3% 229,994 

Burnaby 9,181,817 656,532 60,201 716,733 7,8% 248,017 

Richmond 4,196,438 761,741 46,883 808,624 19.3% 110)03 

Surrey 2,551,295 255,784 38,476 294,260 11.5% -6,879 

New Westminster 1,579,025 32'8,683 0 328,683 20.8%~; 52,537 

North Shore 1,477,580 , 38,445 3,700 142,145 9.6% -8,891 

TOTAL 48,778,769 3,115,086 322,884 3,437,970 7.0% 640,019 
·Vacancy rate rose temporarily with the delivery of 225,400 sf ofvacanr space at year·end 2012 with occupancy set for Ql, 2013. 
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Downtown Vacancy remained below 1 % for class AAA space 

Vacancy Trends 

Downtown Vancouver remains one of the tightest metropolitan core markets in 
Canada with an overall vacancy rate of 3.9%, which represents the second lowest 
vacancy in Metro Vancouver after the Broadway corridor (3.3%). While class AM 
vacancy managed to contract even further to a miniscule 0.7%, class A vacancy almost 
doubled to 3.1% from mid-year 2012 partly as a result of HSBC Bank Canada and 
Union Securities vacating their downtown premises in the second half. Some of the 
space was subsequently backfHled. Oass B vacancy rose slightly to 4.9% at year-end 
2012, while class C vacancy declined to 7.2% from 9.7% at year-end 2011. Vacant supply 
remains fairly evenly divided among dass A. Band C buildings. Deal velocity slowed 
significantly in the second half of 2012 compared with the first half of the year and the 

second half of 201" Sublease vacancy reached its highest point since year-end 2010. 
Despite a moderation in activity, the market remains supply constrained with virtually 
no vacant and available large blocks of contiguous space offered. There were only tvvo 
lease transactions announced during the second halfin the crop of new buildings under 
construction, both at MNP Tower. While fundamentals suggest a landlord's mar1<et deal 
velocity suggests diminished demand and it remains to be seen if developers of new 
inventorycan recapture leasing momentum in 2013. 

Vacancy with Space Availability Factor (SAF) and Absorption: 
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Absorption Trends 

In 2012, Downtown posted its lowest positive annual absorption since 1997 at just 
7,753 sf. Substantial negative absorption in the second half of 2012 neutralized 
positive gains accrued in the first six months of 2012. Oass AAA buildings eked out 
almost 11,000 sf of positive absorption in 2012 in an astonishingly tight market. Class 
A absorption remained virtually unchanged with positive annual absorption of just 
684 sf. while class C buildings recorded 14,245 sf of positive annual absorption. 
Negative annual absorption of 18,153 sf in daS!i B properties largely offser the 
positive absorption noted in other property classes. 

Space Availability Factor (SAF) 

SAF refers to head lease or sublease space that is being marketed but is not 
physically vacant, and new supply that is nearing completion and available for 
lease. The space availability factor, or SAF, increased to 3.3% (709,674 sf) at year-end 
2012, its highest point since year-end 2002 when the indicator reached 4% (771,025 
sf) The actual amount of space currently being marketed (occupied and vacant) in 
t he Downtown core is 72% or approximately 1.54 msf. 

New Construction 

A five-storey addition at S64 Beatty Street will add 22,CiXJ sf of office space and provide 
a r90ftop patio atop the heritage building. The renovated office building will indude six 
floors of restored heritage brick and beam space and four additional floors featuring 

Cadillac Fairview is redeveloping the former Sears department store to 
accommodate the Vancouver home of Nordstrom and new office space. 

Notable Lease Deals - Year-End 2012 ! 

TENANT 

Marsh Canada (renewal) 

Bull, Housser & Tupper LlP (sublease) 

Harper Grey LLP (renewal) 

Stikeman Elliott LLP (renewal) 

MacQuarie Group (renewal) 

BOO Dunwoody LLP 

Spectra Energy (renewal) 

Manning Elliott (renewal) 

CB Richard Ellis 

GWLAC (renewal) 

Layer 7 Technologies (sublease) 

KGHM International Ltd. 
(assignment) 

Cushman & Wakefield (renewal) 

Richardson GMP (renewal) 

Dell (renewal and expansion) 

Be Hydro (renewal) 

Silver Standard Resources Inc. 
(sublease) 

Regus 

SNC-Lavalin Inc. 

Alterra Power Corp. (renewal and 
expansion) 

Accenture (renewal) 

Real Estate Council of BC (renewal 
and expansion) 

MCAP Financial (renewal) 

The Dominion of Canada General 
Insurance (renewal) 

BUILDING SF 

Bentall5 44,000 

900 Howe Street 38,000 

650 West Georgia Street 36,948 

Park Place 34,300 

Bentall5 34,144 

Cathedral Place 30,000 

Royal Centre 26,630 

1050 West Pender Street 24;580 

MNPTower 24,000 

1177 West Hastings Street 22,000 

HSBC Building 21,533 

Waterfront Centre 19,555 

TO Tower 18,400 

Park Place 17,378 

1188 West Georgia Street 17,250 

Bental14 16,721 

Bental14 16,686 

MNPTower 16,000 

1050 West Pender Street 15,700 

888 Dunsmuir Street 15,469 

401 West Georgia Street 13,195 

Pender Place /I 11,571 

11 40 West Pender Street 10,649 

RoyalCenue 10,437 

----------------------------- ----------
Industrial Alliance (expansion) 1188 West Georgia Street 10,300 

Vancouver Foundation 475 West Georgia Street 10,1 50 
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Downtown Development to deliver more than 1.6 msf by 2015 

concrete and glass design.The building is slated for completion by the end of 2013. Cur
rently under construction, the Mason Robson Centre at 720 Robson Street is slated for 
completion in faIl2013.11'le live-storey building indudes three floors of office space total
ling 20,000 sf, which were under contract to a single undisdosed tenant at the end of 
201 2.lhe bottom two floors have been leased to Old Navy. 

Concrete pouring is underway at Telus Garden, the 22-storey, SOO,OOO-sf office/retail 
tower at 51 0 West. Georgia Street Of the 465,000 sf of office space, the builcling's name
sake tenant is taking 212,fXX) sf in the lower half of the building and the top two floors, 
while law firm Bull, Housser & Tupper UP (BI-fT) has leased 67'(XXJ sf on three upper 
floors. The development, which is already 60% preleased" is set for completion in the sec-
0nd quarter of 2014 with BHT taking occupancy in September. 

Oxford Properties' MNPTowefcontinues to stack up preleasecommitments.Since mid
year 2012, work space provider Regus (16,000 sf) leased two floors, while commerdal 

Developer Building 

Mason Robson 
A.. J. Mason Group Centre, 720 Robson 

Street (office/retail) 

Reliance Properties 564 Beatty Street 

Telus Garden, 510 Westbank Projects/ 
Telus West Georgia Street 

Oxford Properties 

Aquilinl 
Development and 

Construction 

Cadillac Fairview 

Bentall Kennedy 

Manulife Financial 

Credit Suisse AG/ 
SwissReal Group 

Canada 

Jim Pattison 
Developments/ 

Reliance Properties 

(mixed use) 

MNPTower, 1021 
West Hastings Street 

800 Griffiths Way 
(mixed use) 

725 Granville Street 
(office/retail) 

745 Thurlow Street 
(office/retail) 

980 Howe Street 

The Exchange,475 
Howe Street 

Burrard Gateway, 
1200-block Burrard 
Street (mixed use) 

Carrera Management 320 G(anville Street 
Corp. 

Canadian 
Metropolitan 

Properties Corp. 

750 Pacific Boulevard 
(mixed use) 

SF 

20,000 (office) 

22,000 
(addition) 

465,000 (office) 

275,000 

180,000 (office) 
(in two towers) 

292,000 (office) 
(redevelopment) 

365,000 (office) 

250,000 

369,000 

250,000 (office) 

380,000 

350,000 
(commercial) 

Completion 

042013 

042013 

022014 

032014 

042014 
(west tower) / 
042015 (east 

tower) 

042014 

022015 

Awaiting 
prelease 

commitment 

Planning 

Proposed 

Proposed 

Proposed 

brokerage CB Richard Ellis (24,000 sf) leased three fioors in the 35-storey; 275,(OO-sf of
fice tower at 1021 West Hastings. Both companies Join MNP llP (72/XfJ sf) and Vertex 
One Asset Management (8,000 sf) as tenants. MNP tower is 44% preleased with con
struction expected to be complete by the third quarter of 2014. 

Cadillac Fairview is proceeding with tts redevelopment of the former Sears building at 
725 Granvllle Street, having recently secured its development permit and commenang 
preliminary demolition in November. Wrth 292,00:> sf of office space planned for four 
floors, the redevelopment will be ready for tenant fixturing by the fourth quarter of 2014. 
Demolh:ion of the former parking garage on the site of 745 Thurlow has been com
pleted and excavation for the underground parkade was underway at the close of 201l 
BentaU Kennedy's 23-st0rey, 4OO,OOO-sfoffice/retail development willindude 365,000 sf 
of office space when completed. SNC-Lavalin has preleased six floors mid-building for a 
total of 1 01,700 sf, whOe McCarthyTetrauIt signed up for 82,000 sf on the top four floors. 

Aquilini Development and Construction has commenced construction of the west 
tower of its three-tower office/residential development located around Rogers ~na. 
When completed, the west tower will indude 1 10,760 sf of office space in the 10lNer half of 
the building (up to level 12). Aqullini Investment Group and the Vancouver Canucks 
may take up to four floors in the west tovver. Occupancy of the office space is set for mid 
2014 \Nith building construction wholly complete by the end of 2014. The development 
also indudes an additional 69,330 sf of office space in the east tower, which still awatts a 
development permit Construction is antidpated to start on the east (and south) to'Ners 
in July 201 3 with completion slated for fall 201 5. 

Manulife Anandal has received its development permit for a 16-storey, 250,OOO-sf office 
tower at 980 Howe Street with site demDlition set for early 20 J 3. However, construction 
is unlikely to commence without a prelease commitment Credit Suisse and SwissReal 
Group Canada had their rezoning application approved for the Exchange develop
ment in November, and are preparing their development permit application for sub
mission In March 2013. Upon approval, the 31-storey office tower looks to break ground 
in summer 2013 with substantial completion tty spring 2016. Bunard Gateway, the 
mixed-use development proposed by Reliance Properties and Jim Pattison Devel
opments, remains in negotiations with the city regarding the rezoning appliUltion. The 
development could go to public hearing in spring 201 3 pending approval of an increase 
in the floorplate size of the 14-5torey office tower, which would increase the building to 
150,fXX) sf from the 100,000 sf previously envisioned. The three-storey commercial po
dium would contain approximately 100,000 sf of office space for sale or lease. 

Market Forecast 

Diminished leasing momentum minimized rental rate increases during 2012 and this is 
forecasted to continue in 2013 as rental rates stabilize during the next six to 12 months. 
If developers of new inventory dedde to stimulate leasing momentum by reducing net 
effective rent expectations, landlords with current or future vacancies may need to adjust 

expectations accordingly. Whilethe Downtown market is expected to remain tight leas
ing activity could be limited due to a combination of factors, including landlords who se

cured extended lease commitments from large tenants well in advance of previous lease 
expiries, market uncertainty resulting from the provindaJ election and foreign demand 
for Canadian commodities. In the absence of renewed demand, the market will likely 
remain nat New prelease commitments in any of the proposed developments could 
provide additional incentive to the market and serve as a bellwether that healthier levels 
of leasing activity can be expected moving forward 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS SAF SAF AVERAGE NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION (SF) (%) RENTAL RATE OCCUPANCY COST 

(SF) (SF) (SF) (SF) (%) (SF) (PSF) (PSF) 

AM 3,596,476 17,485 8,388 25,873 0.7% 10,977 184,936 5.1% S32 - S50 $50 - $72 

A 7,459,598 189,189 39,767 228,956 3.1% 684 237,468 3.2% S22 - S42 $40 - $63 

B 6,801,498 257,655 77,489 335,144 4.9% -18,153 206,988 3.0% $16-$34 $30 - $52 

C 3,327,143 217,835 23,040 240,875 7.2% 14,245 80,2B2 2.4% $14-$26 $26 - $42 

Total 21,184,715 682,164 148,684 830,848 3.9% 7,753 709,674 3.3% 
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Yaletown Positive annual absorpt ion slows as new supply dwindles 

Vacancy Trends 

Overall Yaletown office vacancy rose from 4.3% at year-end 2011 to 5% 

at year-end 2012, its highest point since year-end 2010 (5.1 %). Class A 

vacancy increased to 6.6% when Vision Critical vacated its premises at 

858 Beatty Street to shift operations to 200 Granville Street. The impact 

to class A vacancy was partially offset by DeNA Studios Canada leasing 

7,000 sf at 860 Homer Street. Class B vacancy tightened further as Sony 

Pictures leased an additional 4,888 sf at 990 Homer Street and occupied 

8,100 sf on the fourth floor in July 2012 for a total of 21,333 sf. White

fish Group Holdings and Global Atomic DesIgns leased the remaining 

3,180 sf and 1.100 sf, respectively, at 1152 Mainland Street. Class C va

cancy Increased due to the addition of 18,000 sf of vacancy at 1028 Ham

ilton Street in order to prepare the buitding for renovations . SAP Canada 

Inc. renewed its lease for 202,000 sf at 910 Mainland Street. Retail tenant 

Paws & Claws leased 4.798 sf of office/retail space at 1286 Homer Street. 

Sublease space remained at a minium with Ubisoft Vancouver's 18,591-

sf sublease at 840 Cambie Street terminated and subsequently absorbed 

by fellow building tenant, Fairleigh Dickinson University. Only three 

lease options in excess of 10,000 sf are cu rrently ava i lable in the 2-msf 

Yaletown market, including 858 Beatty Street (class A - 22,226 sf), 860 

Homer Street (class A - 10,500 sf) and 845 Cambie Street (class B-1 0,320 

sf) . 

Absorption Trends 

A lack of new product, the departure of a significant tenant, and vacancy 

due to renovations combined to push positive annual absorpt ion in Yale

town down to 6,785 sf. This marks the lowest level of positive annual ab

sorption recorded in the market since year-end 2003 (3,308 sf). 

While Fairleigh Dickinson University, DeNA Studios and Sony Pictures all 

absorbed and occupied Yaletown office space, the space returned to the 

market by Vision Critical departing 858 Beatty Street and the renovations 

at 1028 Hamilton hampered the volume of positive absorption overall. 

Vacancy with Space Availability Factor (SAF) and Absorption: 
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Upgrades to 
the four-storey 
building at 1028 
Hamilton Street 
is part of a trend 
that has seen 
renovations and 
additions in the 
Yaletown market in 
the absence of new 
product. 

New Construction 
No new construction is currently planned for Yaletown, but renovations at 
1028 Hamilton Street will offer 18,000 sf of fully renovated premises over 
three floors as well as 6,000 sf of basement premises when completed in 

the midterm. 

Market Forecast 

The Yaletown office market is expected to remain tight in 2013 with most 

existing available product likely being absorbed in the short term. Upward 

pressure on rental rates is anticipated for well-improved premises In supe

rjor quality buildings. 

The extremely limited selection of large-block options are expected to be 

absorbed due to the overall lack of availability in the market in general. 

With no new construction coming on stream, the redevelopment of older 

buildings is expected to become a dominant trend in the Yaletown market 

moving forwa rd. Renovations and addition s at 1110 and 1132 Ha milton 

Street preceded the work currently underway at 1028 Hamilton Street. 

Notable Lease Deals - Year-End 2012 

TENANT BUILDING SF 

SAP Canada (renewal) 910 Mainland Street 202,000 

Fairleigh Dickinson University 840 Cambie Street 18,591 

(expansion) 

DeNA Studios Canada 860 Homer Street 7,000 

Sony Pictures (expansion) 990 Homer Street 4,888 

Whitefish Group Holdings Ltd. 1152 Mainland Street 3,180 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS SAF SAF AVERAGE NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION (SF) (%) RENTAL RATE OCCUPANCY COST 

(SF) (SF) (SF) (SF) (%) (SF) (PSF) (PSF) 

A 552,938 36,326 0 36,326 6.6% 5,371 2,800 0.50/0 $29 - $35 $42 - $49 

B 998,357 22,911 9,286 32,197 3.2% 15,269 0 0.0% $24 - $28 $36 - $41 

C 471,949 31 ,843 0 31,843 6.7% -13,855 6,641 1.4% $19 - $23 $29 - $34 

Total 2,023,244 91,080 9,286 100,366 5.0% 6,785 9,441 0.5% 
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Vancouver - Broadway Leasing activity slowed in t ight market 

Vacancy Trends 

Vacancy in the VancoLNer-Broadway market dipped to 33% at year-end 2012 - the low
est since Avison Young started tracking the market in 1996 - and a marked decrease 
from 2011 (4.6%) and 2010 (5.2%). Wrth slightly more than 200,000 sf of vacant headlease 
space at year-end 2012, only 2007 recorded less available (195,172 sf) space for lease since 
1996. Sublease space availability also approached record lows with just 1 5,654 sf avail able 
at year-end 2012, the second 10\NeSt on record There was limited tenant activity withi n 
the market. particularly in the second half, and few options for mi~ to large-sized users. 

Absorption Trends 

Positive annual absorption in the Vancouver-Broadway market was the stron
gest since 2005 and the second highest in Metro Vancouver in 2012. Absorption 
of class A space comprised more than 80% of the total annual absorption with 
class Band C premises each attracting a smaller share of tenants. Despite the ab
sence of a single large tenant to contribute to absorption, small users and one or 
two mid-sized groups were able to generate enough positive annual absorption 
to power the Vancouver-Broadway market to one of the best years on record. 

Vacan~y and Absor'ption Graph 
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Construction of tower one of Rlze Alliance's Containers development is set for com
pletion in spring 2013. Columbia College will occupy 70,800 sf of the 81,50o-sf build
ing for fall 2013. Construction is underway on Onnl Group's Central development 
and Bentall Kennedy's BroadwayTech Centre 6 building. Canada Border Setvlces 
Agency will occupy Central's l06,OOO-sf office component in the second quarter of 
2014 when construction is expected to be complete. The 196,000-sf Broadway Tech 
Centre 6 is more than 75% preleased by Golder Associates Ltd. PCI Group has kicked 

The first tower of Rize 
Alliance's Containers 

development on 

Terminal Avenue is set for 

completion this spring and 

will be the new home of 

Columbia College. 

off construction of its Marine Gateway mixed-use project The 19-storey, 250,000-sf 
office tower component comprises 14 floors of office space atop a five-storey podium. 

BlueSky Properties' Broadway Commercial project and phase two of PCRE 
Group's Renfrew Business Centre await prelease commitments prior to break
ing ground. Bentall Kennedy will submit its rezoning application in early 2013 for 
3030 East Broadway. No new details have emerged regarding Mountain Equip
ment Co--op's proposed five-storey, three-phase head office development, which 
received its rezoning approval in January 2012. 

Market Forecast 

Rental rates are expected to remain stable in 2013 with little new product set to be 

delivered this year. Vacancy is expected to remain tight but with lower deal velocity 

than in previous years. The delivery of more than 600,000 sf to the market by 201 5 

is unlikely [0 signilkantly impact activity or rates as more than half the space is al

ready preleased. The vast majority of remaining available space is in the 250,OOO-sf 

office tower at Marine Gateway on Canada Line. If the projects currently await

ing a prelease comm itment decide in 2013 to proceed, the new construction may 

spur some additional activity and lease-rate fluctuations. Market activity slowed last 

spring and did not pick up significantly in the fall as has been the trend in previous 

years. If this reduced level of activity continues through the second quarter of 2013, 

the Vancouver-Broadway market may remain an otherwise static environment. 

Developer Building SF Completion 

Rize Alliance Containers 70,800 Q22013 
Properties (428 Terminal Avenue) (office) (tower one) 

Ooni Group of Central, 1553-1577 Main 106,000 (office) Q22014 Companies Street (mixed use) 

Bentall Kennedy Broadway Tech Centre 6 176,000 (office) Q12015 

PCI Group Marine Gateway on Canada 250,000 (office) Q22015 Line (mixed use) 

False Creek 306 to 320 28,000 Awaiting prelease 
Business Park ltd. Terminal Avenue commitment 

PCREGroup Renfrew Business Centre 149 000 (office) Awaiting prelease 
phase II (2665 Renfrew Street)' commitment 

BlueSky Properties Broadway Com me rcia I, 83 600 (oroce) Awa iti ng. pre lease 
984 West Broadway , commitment 

Sentall Kennedy 3030 East Broadway 800,000 (office) Proposed (five buildings) & 70,000 (flex) 

Mountain 
1077 Great Northern Way 176,980 Proposed Equipment Co-Op 

Notable Lea se Deals - Year-End 2012 

TENANT BUILDING SF 

Stemcell Technologies 1618 Station Street 38,202 
(renewal and expansion) 

Hootsuite 5 East 8th Avenue 33,000 

PHSA (renewal) 1770 West 7th Avenue 20,000 

Genome Science Centre 575 West 8th Avenue 10,500 
(renewal and expansion) 

Leading Brands 33 West 8th Avenue 6,955 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION RENTAL RATE OCCUPANCY COST 

(SF) (SF) (SF) (SF) (%) (SF) (PSF) (PSF) 

A 3,751,512 141,833 938 142,771 3.8% 188,953 $24 - $30 $38 - $45 

B 2,142,150 48,627 14,716 63,343 3.0% 29,076 $18 - $25 532 - $39 

C 690,993 10,197 0 10,197 1.5% 11,965 $15 - $19 527 - $33 

Total 6,584,655 200,657 15,654 216,311 3.3% 229,994 
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Burnaby Vacancy tightens as posit ive annual absorption increases 

Vacancy Trends 

Vacancy in the 9.2-msf Burnaby office market at year-end 2012 was at its low
est point since mid-year 2009 after peaking at 13.2% in 2010. Vacant headlease 
space was minimal with just 656,532 sf available, while the availability of sub
lease premises increased to 60,201 sf after recording a mere 8,133 sf at mid-year 
2012. Fraser Health Authority occupied 1795 WiHingdon Avenue, which was a 
significant factor in the reduced vacancy rate. Much of the decline was artribut
able to tenants who closed deals in 2011 but took occupancy of their premises 
in 2012. Deal velocity remained strong during the summer and fall, but tapered 
off toward the end of 2012. While class A vacancy has continued to tighten since 
mid-year 2012, and overall vacancy Is forecast to shrink further in 2013, vacancy 
will likely rise in the coming months. The former Nokia building will return an 
additional 94,000 sf of vacancy to the market and ThansLink is set to vacate ap
proximately 81,000 sf in Metrotower II by the third quarter of 20 13. 

Absorption Trends 

With almost 250,000 sf of positive annual absorption In 2012, Burnaby record
ed its most robust level of annual absorption since 2005 and was tops in Metro 
Vancouver in 2012. The majority of positive absorption was registered in class B 
premises (147,841 sf), even as absorption of class A space (84,612 sf) remained 
strong. The positive absorption of space by the Fraser Health Authority contribut
ed significantly to the otherwise decent demand for Bumaby office space in 2012. 

Vacancy and Absorption Graph 

14.0% 300,000 

12.0% 
250,000 

200,000 

10.0% 150,000 

~ 
~ 

'" 8.0% 100,000 
~ 

0:: .2 
>. 50,000 i5.. u c 6.0% 0 ~ '" u ..c 
~ 4.0% -50,000 « 

-100,000 
2.0% 

-150,000 

0.0% -200,000 
2008 2009 2010 2011 2012 2013F 

_ Vacancy -Absorption 

72-monlh projection based on 1 a·year average obsorprion. 

New Construction 

Construction remained in full swing and marketing activity brisk for Ivanhoe 
Cambridge's Metrotower III during 2012 with the building on track to be com
pleted by April 2014. Stantec Consulting Ltd. agreed to lease four fioors (ap
proximately 65,000 sf) of the 411 ,OOO-sf development and is slated to occupy in 
Q3, 2014. Contractors had poured concrete up to the 17th floor with the glazing 
completed up to the 8th floor by year-end 2012. 

Phase one of Appia Group's Solo District has commenced with Whole Foods 
as an anchor retail tenant in the mixed-use development. The second phase, 
which is set to kick off construction in 01 2013, will Include 12 floors of office 
space totalling up to 230,000 sf in the base of the phase two residential tower, 
which is set for completion in the summer of 2015. There are currently no pre-

Ivanhoe 
Cambridge's 

29-storey. 411,OOO-sf 
Metrotower III 

is set for completion 
in April 2014. 

lease commitments for the office space. 

The third phase of Discovery Place Business Park under development by 
Kingswood Capital remains in the planning stage, but calls for 50,000 sf of of
fice space over three floors with a completion date of late 2014. The entire build
ing is available for prelease. Shape Properties' redevelopment of Brentwood 
Town Centre may also include commercial office opportunities. 

Market Forecast 

Lease rates are anticipated to remain stable in 2013 with little fluctuation as deal 
velocity remains moderate but consistent. Wrth no new inventory being delivered 
in 2013 and despite a forecasted decline in vacancy, the Burnaby market may ex
perience a slight increase in vacancy. It is anticipated that demand for Burnaby 
office space will remain but may be SUbdued through the first haif of 2013. 

Developer Building SF Completion 

Ivanhoe Metrotower III 411,000 022014 Cambridge 

Appia Group Solo District (phase II) 230,000 
032015 (office) 

Kingswood Discovery Place Business Park, 
50,000 Proposed Capital phase III 

Notable Lease Deals - Year-End 201 2 

TENANT BUILDING SF 

Stantec Consulting Ltd. 4730 Kingsway 65,000 

Hub International (headlease) 4350 Still Creek Drive 31,000 

(rius Financial Services Corp. 4720 Kingsway 11,000 
(renewal and expansion) 

Raymond James (sublease) 3777 Kingsway 8,000 

Scott Construction (sublease) 3777 Kingsway 8,000 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION RENTAL RATE OCCUPANCY COST 

! (SF) (SF) (SF) (SF) (%) (SF) (PSF) (PSF) . 

A 6,163,078 350,073 31,270 381,343 6.2% 84,612 S 18 - $28 529 - $43 

B 2,081,671 157,867 28,931 186,798 9.0% 147,841 $13-$18 $24 - $32 

C 937,068 148,592 0 148,592 15.9% 15,564 $10- $14 $21 - 527 

Total 9,181,817 656,532 60,201 716,733 7.8% 248,017 
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Richmond Vacancy drops below 200/0 for first time since 2009 

Vacancy Trends 

At year-end 2012, vacancy in the Richmond office market dropped below 
20% for the fir~t time since mid-year 2009 (19.6%). Office vacancy Is at its 
lowest point since year-end 2008 and has been in slow but steady decline 
since peaking at 24.6% at year-end 2010. All property classes registered a 
decline in vacancy in 2012 despite class A and C vacancy rates remaining 
greater than 20%. Much of the activity has been tenant churn within ~he 
Richmond market. 

Absorption Trends 

Richmond registered positive ann ua I absorption of 110,703 sf in 2012, the 
strongest level of annual absorption recorded since 2008 and the third 

highest amount of positive absorption in Metro Vancouver in 2012. A vari

ety of tenants relocated or expanded within the market. 

New Construction 

Office development in Richmond has been at a standstill as the market 
has been in digestion mode with vacancy north of 20% since 2009. The 
first new office project to potentially proceed may be the Sea Island Busi
ness Park adjacent to the Templeton SkyTrain station, which calls for five 
buildings and approximately 800,000 sf of office space along with a ho
teL Plans for the business park have not been affected by the selection 
of the preferred site for a proposed designer outlet centre near Temple
ton Station. As of December 2012, the airport authority was reviewing 
submissions from shortlisted proponents interested in bidding on the 

Vacancy and Absorption Graph 
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Notable Lease Dea ls - Year-End 201 2 

TENANT BUILDING SF 

Boston Pizza Airport Executive Park #8 33,166 

Westport Innovations 3600 Lysander Lane 16,927 

Rebel Printing 13560-13566 Maycrest Way 14,000 

Paper Excellence Airport Executive Park #2 10,818 

I nternational Fashions 13560·13566 Maycrest Way 9,108 

Steve Nash Health Club Airport Executive Park #2 8,720 

An early rendering of the proposed Sea Island Business Park indicates the 
scale of development envisioned for the site near Vancouver International 
Airport, which now calls for five office buildings and a hotel. 

Developer Building SF Completion 

Sea Island Business Park 
Five buildings YVR (office/holel) al Templeton Proposed 

SkyTrain station 
800,000 (office) 

Ampar Ampri International Gateway 105,000 
Proposed 

Ventures Ltd. Centre (office/hotel) (office) 

project. A decision is expected by early 2013. The process has taken 
longer than a nticipated due to the magnitude of the project and the n u m
ber of stakeholders involved as well as an extensive review meant to en
sur.e the proponent selected best fits the site. There has been no change to 
the project scope outlined in the original RFP. The first phase is expected 
to be approved in 2013 with construction to take place between 2013 and 
2015. Subsequent phases would follow as tenants lease and occupy the 
available space, with completion dates for the final phases varying. It is 
anticipated that the project will be built out by 2020. 

Ampar Ventures reiterated its commitment to the proposed Ampri Inter· 
national Gateway Centre, a three-phase development that will Include a 
12-storey, 105,OO~sf office tower in its second phase along with two hotel 
properties. Despite not having received its development permit by Decem
ber 2012, the developer anticipates the first hotel to break ground in the third 
quarter of 2013. 

Market Forecast 

Rental rates are anticipated to remain stable in 2013 with landlords continu
ing to offer strong inducements to attract tenants in an effort to further re
duce vacancies in their portfolios. Market activity is expected to continue as 
many Richmond tenants' lease expiries come due in 2013 and, resultantly, 
vacancy is forecast to continue to decline. Excellent lease opportunities con
tinue to exist in the Richmond market even as a recovery slowly takes hold. 

CLASS -TOTAL HEAD LEASE SUBLEASE -.~' TOTAL' .. TOTAL 12 MONTHS NET GROSS" ... -
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION RENTAL RATE OCCUPANCY COST 

_ _ _ (SF) (SF) (SF) _ _ _ (SF) (%) (SF) _ .' • (PSF) (PSF) . . ~ , 

A 2,891,156 556,891 42,511 599,402 20.7% 32,164 $16-$20 $26.50 - 530.50 

B 972,346 135,052 4,372 139,424 14.3% 50,899 512· $14 $22 . $24 

C 332,936 69,798 0 69,798 21 .0% 27,640 $9 - S 12 $16.50 - 519.50 

Total 4,196,438 761,741 46,883 808,624 19.3% 110,703 
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Surrey Vacancy rising despite improving absorption trend 

Vacancy Trends 
Overall office vacancy in Surrey dimbed from B.8% at year-end 2011 to 115% at year
end 2012, its highest point since year-end 2005. Sublease space, which was virtually 
non-existent in the market from year-end 2006 to mid-year 2011, rose to 38A76 sf. 
Deal velocity remained minimal and vacant premises generally remained so in the 
second half of 2012. While forecasted to decline, vacancy is actually anticipated to in
crease in 2013 when 7-Eleven (25,000 sf) departs the market and Coast Mountain 
Bus Company (81,000 sf) shifts its operations to TransUnk's new head office in New 
Westminster. Prospective and existing tenants have a number of quality options to 
pursue in the market and, with mostly new strata product being delivered in 2013, the 
impact of new construction on Surrey's office vacancy rate should be mini mal. 

(Note: l04th Avenue Centre at 104 th Avenue and 142nd Street is not included in Avi
son Young statistics. The 260,ooO-sf building, originally designed as a cultural centre 
and then subsequently marketed to large office users, has been vacant since comple
tion in 2005.) 

Vacancy and Absorption Graph 
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While the market experienced negative annual absorption of 6,879 sf in 2012 (an 
improvement on the negative absorption of 47,226 sf recorded in 2011), the ab
sorption was farfrom the 85,074 sf of positive absorption recorded in 2010. Annu
al a bsorplion has 'freq uently fi uctuated between posi rive and negative si nce 2006. 

New Construction 

Coast Capital Savings announced in December 2012 it had signed a contract with 
PCI Group for the construction and leasing of approximately 70% of a 180,000-
sf, nine-storey building located adjacent to the King George SkyTrain station. The 
building is setforcompletion in late 2015 and is the first phase ofa commerCial/res
idential development that will comprise 2 msf of office, retail and residential space. 

Phase two of Value Property Group's (our-storey, 42,289-sf Centre of Newton 

mixed-use project at 7327 137th St is set for completion in the third quarter of 
2013. Century Group's 3 Ovic Plaza, a massive hotel/residential/office develop
ment in Surrey City Centre, is set to include 50,000 sf of office space on five floors. 
Final rezoning approval is anticipated in early 2013 with construction complete 
by early 2016. Landview Construction's Gulldford Gateway has all its permits 
in place and is awaiting a prelease commitment prior to breaking ground. 
The five-storey, 103,70Q-sf office building may commence construction 

Coast 
Capital 
Savings will 
lease 126,000 
sf of space in 
its new head 
office built by 
PCIGroup. 

wi th a 30% prel ease comm itment. Clrcadia n Pro ject5' development at 9677 /9681 
King George Boulevard is anticipated to break ground in spring 2013 but has yet 
to receive its development permitThe 18-storey, 178,OOO-sfoffice building, which 
could be leased or sold, is seeking a prelease commitment of 50,000 sf to 80,000 
sf to kick off construction. The new RCMP E Division headquarters build-to-suit 
office development is set for completion in the first quarter of 2013. 

Market Forecast 

Rental rates are likely to remain steady in 2013 with some softness in class A 
premises as landlords compete with sublease space, a relatively recent devel
opment that had been largely absent from the market for most of the past six 
years. Despite being forecast to decline, overall vacancy is likely to rise as mid 
to large-sized tenants vacate the market. With only a single new development 
for lease coming on stream in 2013, a moderate increa se in vacancy should be 
almost entirely driven by tenant activity in existing product. 

Developer Building SF Completion 

Value Property Centre of Newton, phase II, 7327 37,548 137th Street Q32013 Group (office/retail) (office) 

Landview Guildford Gateway, Awaiting 

Construction 10161 153rd Street 103,700 prelease 
commitment 

Coast Capital Savings head office, 
PC! Group adjacent to King George 180,000 Planning 

SkyTrain station 

Circadian Projects 9677/9681 King George 178,000 Proposed Boulevard 

Gateway Gateway Place, 13450 Gateway 6',000 Proposed Developments Drivell 34 79 1 08th Avenue (office) 

Century Group 3 Civic Plaza 50,000 
Proposed (mixed use) (office) 

Notable Lease Dea ls - Year-End 201 2 

TENANT BUILDING SF 

Coast Capital Savings Address not available 126,000 

Calvary Worship Centre i 1125 124th Street 52,178 

KPMG (Langley) 8506 200th Street 11,510 

Business Development Bank of Canada 5577 153A Street 9,878 

Urban Systems 13401 1 08th Avenue 3,933 

Health First Medical Centre 15127 1 OOth Avenue 3,828 
(renewal) 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION RENTAL RATE OCCUPANCY COST 

(SF) (SF) (SF) (SF) (%) (SF) (PSF) (PSF) 

A 1,718,656 151,174 15,803 166,977 9.7% -20,535 517 - $28 $29 - $40 

B 627,010 88,256 0 88,256 14.1% 18,769 $14-$17 $22 - $25 

C 205,629 16,354 22,673 39,027 19.0% -5,113 $11 - $13 $19-$21 

Total 2,551,295 255,784 38,476 294,260 11.5% -6,879 
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New Westminster New significant tenants arriving in 2013 

Vacancy Trends 

Vacancy temporarily spiked to 20.8% at year-end 2012 as phase two of 
The Brewery District was delivered vacant. However, TransLink, Coast 
Mountain Bus Company and Transit Police will occupy 196,000 sf in the 
new 22S,400-sf building by the third quarter of 2013. Only the top floor 
(29,400 sf) still remained available. Large blocks of space also remained 
available in the Royal City Centre. Overall vacancy otherwise trended 
downwards in 2012 to approximately 5% (excluding the addition of The 
Brewery District) and is expected to remain tight in 2013. Class A vacancy 
remained exceptionally limited at 1.1%. Besides the Sprott Shaw Com
munity College transaction, numerous smaller deals and expansions 
contributed to steady, but minimal deal velocity. Preexisting sublease va
cancy in the Royal City Centre at mid-year 2012 was reclassified as head 
lease vacancy at year-end 2012. Approximately 25,000 sf remains vacant 
but not available to the market at this time. 

Absorption Trends 

With positive annual absorption of 52,537 sf in 2012, New Westminster re
corded its strongest level of annual absorption since 2008 (69,358 sf). The 
lion's share of that positive absorption came in class A premises (54,232 sf), 
while class C properties registered minimal negative absorption of 8,815 sf. 
Class B properties enjoyed slight positive absorption of 7,120 sf. BC Van
couver International Inc., AJ Insurance, IBBS Technologies and Sprott 
Shaw Community College all occupied new premises in 2012. 
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New Construction 

Phase two (building one) of Wesgroup Properties'The Brewery District 
is substantially complete. Translink, Coast Mountain Bus Company and 
the Transit Police were in fixturing at the end of 2012 with occupancy of 
the 196,000 sf of new space set for the second half of 2013. Other tenants 
in the development commenced fixturing In the first quarter of 2013. 
Nearly all the retail space In the development - 28,560 sf - has been pre
leased or has a conditional deal in place. Wesgroup also has a flrm deal in 
place with the Health Sciences Association to construct a build-to-suit 
office premises at 100 East Columbia Street (bu!ldjng 3) with completion 
set for spring 2014. Building two (phase one) was completed In fall 2011. 

Uptown Property Group's Queens Park West is under construction 

Developer Building SF Completion 

Uptown Property Queen's Park West 20,000 
Q22013 Group 500 6th Avenue (mixed use) (office) 

City of New Merchant Square, 8th and 137,400 Q12014 Westminster Columbia (mixed use) (office) 

Adjacent to Braid Street SkyTrain Upto 
Bentall Kennedy station (part of mi)(ed-use 400,000 Proposed 

development) (office) 

The City of New Westminster's 14-storey Merchant Square development 

at 8th and Columbia is slated for completion in 01, 2014. 

and set for completion by the second quarter of 2013. The five-storey 
building comprises four floors of office space totalling 20,000 sf as well 
as 5,000 sf of retail on the ground (Ioor. No lease commitments had been 
confirmed by yea(-end 2012. 

Developed by the City of New Westminster, Merchant Square is set 
to be completed in the first quarter of 2014. The 14·storey tower will 
contain nine floors of office space totalling137,400 sf plus 6,700 sf of re
tail space and will form part of the new four-storey civic centre podium. 
Market interest has been strong, but no prelease commitments were an

nounced by year-end 2012. 

Market Forecast 

Rental rates are forecast to remain steady in 2013 as the delivery of new 
product In the next 18 months starts to provide relief to class A vacancy, 
including Queen's Park West offering 20,000 sf of new space in 2013. With 
most of The Brewery District's building one already preleased to Trans
link, there will be limited quality space available until additional new 
product is delivered. Tenant interest continues to build as the City of New 
Westminster encourages further commercial development. 

Notable Lease Deals - Year-End 2012 

TENANT BUILDING SF 

Sprott Shaw Community College 88 6th Street 11,100 

CLASS TC)TAL HEAD LEASE SUBLEASE TOTAL . TOTAL - - 12 MONTHS NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCf ABSORPTION RENTAL RATE OCCUPANCY COST 

(SF) . (SF) (SF) (SF) (%) (SF) (PSF) (PSF) 

A 670,567 232,469 0 232,469 34.7% 54,232 $16-$26 528 - $38 

B 700,684 85,559 0 85,559 12.2O/~ 7,120 $12-$16 521 - $25 

C 207,774 10,655 0 10,655 5.1% -8,B15 $9 - $12 517-$20 

Total ',579,025 328,683 0 328,683 20.8% 52,537 
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North Shore Vacancy hits highest point since 2006 

Vacancy Trends 

Despite the North Shore market's year-end 2012 overall vacancy rate reaching 
9.6%, the highest point since year-end 2006, class A and B vacancy tightened 
with cI a 5S A premises reg isteri ng a low 5.1 % a t yea r-en d 2012. Th is tigh ten
ing has been the result of tenants moving up in the marketplace. A significant 
increase in vacancy in a single, class ( property during the second half con
tributed to the rise in the overall vacancy rate. While consumer and business 
sentiment has remained stable but uncertain, deal velocity is likely to improve 
when North Shore tenants gain increased confidence related to an improving 
economic environment that is expected to prevail in 2013. Sublease space has 
virtually vani.shed from the market while strata product continues to be a factor 
for businesses as the ownership option remains an attractive one given low in
terest rates and the ease of access to credit persisting in the short- to mid-term. 

Absorption Trends 

The North Shore has posted slight negative annual absorption since 2009 (the 

exception being 2011, which included the exodus of a Significant class A ten

ant) and 2012 was no different. (lass A and ( absorption was negative in 2012 

with positive class B absorption tempering the impact. A combination of lim

ited public transit access, less expensive properties in nearby municipalities 

and attractive strata options all contributed towards a decline in leasing activ

ity and a resultantly negative absorption rate overall. The return of approxi

mately 105,000 sf to the market in ~014 - if the Esplanade Centre site be

comes the subject of a redevelopment play - could impact future absorption. 

Vacancy and Absorption Graph 
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NorthWoods Business Park was completed in fall 2012, adding 93,000 sf of of

fice/fiex space to North Shore inventory. Approximately 27,600 sf remains avail

able after Arc'teryx leased 58,900 sf and another tenant occupied 6,500 sf. Con

struction of building ( at Dollarton Business Park, which Is for sale or lease, is 

ongoing and set for completion in the third quarter of 2013. 

North Shore Credit Union's new head office and Lonsdale branch at 1250 Lons

dale is under construction with the parking garage completed and the project at 

889 Harbour
side Drive 
will form part 
of Concert 
Properties' 
proposed Har
bourside mas
ter planned 
community. 

Developer Building SF Completion 

Dollarton Business Park.. 
CitimarklDarwin 

Construdion 
building C, 197 ForeS1er 33,275 (office) 032013 

Wesgroup Properties/ 
North Shore 
Credit Union 

Concert Properties 

Street 

, 250 Lonsdale Avenue 
(mixed use) 

SOl Harbourside Drive 
(mixed use) 

60,000 
(office/retail) 

210,000 (office) 

022014 

Proposed 

grade at year-end 2012. The 60,OOo-sf office/retail development has three floors 

of commercial space, including ground floor retail units. The project is set fat 

completion by spring 2014, Concert Properties' master planned community at 

801 Harbourside Drive took a step forward this year when an OCP amendment 

was granted that subsequently resulted in a rezoning application being filed with 

the City of North Vancouver. The phased development which would likely indude 

residential, hotel, office and retail uses, could total between 800,000 sf to 12 msf 

upon completion within the next 15 yea rs and i nel ude up to 210,000 sf of office 

space. The first phase could break ground in the next 18 to 24 months. 

Market Forecast 

Rental rates are likely to remain stable in 2013 with a slight increase possible 
in improved and superior-quality premises. The delivery of new lease prod
uct in late 2012 and new strata options In 2013 will help meet the increas
ing demand expected this year as improving business confidence translates 
into increased market activity. Vacancy is anticipated to remain steady with 
increased demand forecasted to be met by the delivery of new product. 

Notable Lease Deals - Year-End 2012 

TENANT BUILDING SF 

Arc'teryx NorthWoods Business Park 58,900 

A&W Food Services 171 West Esplanade 25,188 

(expansion & extension) 

McLeod Medical 1567 Lonsdale Avenue 5,383 

Houser Holdings Inc. Capilano Business Park 4,379 

Ecofab (renewal) 1645 Lonsdale Avenue 4,169 

J A Brown & Associates Inc. 224 West Esplanade 3,100 

Spatial Dimension 221 West Esplanade 2,476 

Pasman Smith & Company 221 West Esplanade 2,444 

CLASS TOTAL HEAD LEASE SUBLEASE TOTAL TOTAL 12 MONTHS NET GROSS 
RENTABLE VACANCY VACANCY VACANCY VACANCY ABSORPTION RENTAL RATE OCCUPANCY COST 

(SF) (SF) (SF) (S~) (%) (SF) (PSF) (PSF) 

A 793,013 36,472 3,700 40,172 5.1% ~1 2/976 $20 - $27 $31 - $43 

B 481,395 67,684 0 67,684 14.1 % 14,627 $15 - $19 $23 - $31 

C 203,172 34,289 0 34,289 16.9% -10,542 $12-$15 $18 - $25 

Tota l 1,477,580 138;445 3,700 142,145 9_6% -8,891 
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Special Feature 

Determining demand for new Downtown office space reliant on more than provincial affairs 
\ A 1M more than 1.6 million square feet of new office space being delivered to the 
V V Downtown market by 201 5, the question of what industries, busi nesses and pro
fessions will occupy all that fresh product remains top of mind for many. 

In an effort to gain a better understanding of where the potential demand for new 
office space could emerge during the next three years, Avison Young consulted with 
some of the province's brightest economic minds. The result factors primarily outside 
BC will influence demand for Downtown office space. 

According to Jock Finlayson, executive vice-president and chief policy officer of the 
Business CounaJ of Be (BCSq, at a macroeconomic level, his organization antici
pates modest ec.onomic growth for the province through 2015. 

As for where economic growth could stimulate demand for additional office space, 
some companies involved with proposed liquefied natural gas (LNG) projects in BC are 
establishing a presence in Vancowerand more may do so, Rnlayson suggests. 

"If even two of the five proposed large LNG projects go ahead, there will be spin-<>ff 
demand for professional services and some other inputs from suppliers based in the 
Metro Vancouver area:' 

Providing China's real GDP growth does not slip below 75% annually, global commod
ity markets should be reasonably buoyant going forward and this wil! be helpful to the 
local mining/mineral exploration cluster. The forestry industry should also rebound as 
the number of US. housing starts increases and Asian demand for BC wood products 
grow. An examination of the Be Mojor Projedslnventory points to a sizable amount of 
sign meant capital investment activity in Metro Vancouver, he adds. 

For Helmut Pastrick, chief economist for Central 1 Credit Union, BC's near term ouUook 
is 10w-to-moderate growth owing to the extemal macro environment and the handling 
of the US.ii..sca1 diff.ln the medium term. the American economy is capable of generating 
above-average growth, which is positive for the global and BCeconomiesr 

"There is considerable pent-up demand among consumers thatwill emerge under the 
right conditions and a pick-u.o in business investment will follow. BC's economy is along 
for the ride. A stronger Us. economy willifft BC exports to the U.s:' 

DomestiG3llythere are fa ctors that will shape economic growth, induding the return to the 
PST (which will provide a small lift in consumer spending) and low Interest rates (which will 
prevail through 2013 and gradually increase;n 2014and beyond), according to Pastrick. 

'The Canadian dollar looks to remain around parity with some upward pressure later 
in the forecasr,' he says. "TIle local housi ng market is in a mild correction phase lasting 
for much of 20 13. The many proposed natural resource developments in northern Be 
offer some basis for faster growth in the next five to 10 years. In general, the medium 
term outlook is more promising than the near term outlook7 

For BCBC chief economist and vice-pr~ident Ken Peacock. mining companies and 
port and trade-related enterprises along with service industries such as engineering, 
legal and accounting firms are likely candidates for expansion in a Downtown core 
that has only in recent years refoOJsed on the development of new office towers. 

"If you look bigger picture over the past 10 years, it's really been residen tial [develop
ment] that dominated downtown:' he says, adding that the municipal government 
was compelled to step in and restrict residential development in favour of new office 
space,. which had recorded anemic growth in recent years. 

"[ResidentiaO conversion years ago has contributed to [the] tight vacancy experienced 
noW,' he says. 'The economy continued to grow and it had been a number of years 
since there was office expansion Downtown:' 

A Downtown vacancy rate of 3.9% indicates there is room for additional inventory 
especially as improving job numbers and housing starts in the US. along with state 
budget cuts, work through the American ec.onomy and position the US. for recovery. 

"This low vacancy rate is in an environment that economists would not consider ro
bust growth;' he says. '1f things start to improve and the Us. rec.overy takes an even 
stronger footing in the second half of 2013, you could see even tighter conditions:' 

To date, the three largest prelease deals Downtown include Telus (212,000 sf), SNC
Lavalin (1 01 ,700 sf) and McCarthyTetrault (82,000 sf). MNP LLP (72,000 sf) and Bull, 
Hous.ser & Tupper LLP (67,OCYJ sf) follow dosely behind. Smaller deals have been 
made with CB Richard Ellis (24,000 sf), Regus (16,000 sf) and Vertex One Asset Man
agement (8,000 sf). Stantec Consulting Ltd. has also agreed to take approximately 
65,000 sf at Metrotower //I in Burnaby. Professional support services have dominated. 

Ryan Berlin, the research leader in housing market and economic anatysis at Urban 
Futures, highlights one impact of the new towers could be the potential relocation 
of Metro Vancouver businesses to the Downtown core. particularly as existing Down
town office tenants move upmarket and vacate older space thereby triggering vacan
cy increases (and potential rental rate drops) in some class Band C properties. 

"You might find higher vacancy rates in class B, C, and even A space, in the coming 
years. We may see that, to an extent, if there is no net growth in emp(oymentthat this 
is going to be a zero sum game - moving chess pieces around a board;' says Berlin. 
But with a more balanced market, he says more tenants from across the region may 
consider the Downtown market as a viable home for their business. 

'Weve done a lot of work looking at the province's economic base and what really 
drives economicadivity in Be A lot of the jobs and people are in the Lower Mainland, 
but a lot of the jobs are in services and, in particular, in sectors and occupations that 
support resource activity throughout the province~' 

Berlin says BCwili remain a resource-based economy and that the LowerMainland will 
benefit from the expansion of the management and administrative functions nec.es
sary to support those industries. 

"It may not be growth that results in new business moving in to new space. It's prob
ably going to be existing businesses to a larger extent thar move upmarket and ex
pand;'he says. "t'm not sure all office space at all price points will benefit' 

There is a cascading effect already rippling through the market, he says. 
"Tenants are going to be consolidating, changing locations and freeing up space. We 
can't fill up all of the space by just shuffling compa nies around. We are going to have to 
induce expansion of existing business or attract them (rom elsewhere:' 

Berlin says landlords will need to become more aggressive to keep tenants in place, 
particularly in dass Band C premises, and that new businesses relocating Downtown 
are more likely from elsewhere in Metro Va ncouver as opposed to out of province 

"It's interesting that we are so far away from what the commercial real estate industry 
considers a balanced market There are indications that there is a need for space and 
we know that office development occurs in fits and starts. Here is one of the fits:'. 
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continued from page 1 

At year-end 2012, overall vacancy in Metro Vancouver dipped to 7% from 7.4% 12 months earlier, 
representing the second lowest regional vacancy rate recorded since year-end 2008. Downtown 
vacancy sat at 3.90~ at year-end 2012 (unchanged since year-end 2011) and was the second lowest 
vacancy rate registered since year-end 2008. Downtown vacancy at mid-year 2012 was 33%. 

Overall suburban vacancy declined to 9.8'% at year-end 2012 from 10.6% posted at year-end 2011. 
While vacancy has tightened in the Broadway corridor, Burnaby and Richmond year over year, 
vacancy rose in Surrey, New Westminster (albeit temporarily) and on the North Shore. The steepest 
year over year drops in vacancy occurred in Bumaby (-28%) and Richmond (-4%), while the greatest 
increase was registered in Surrey (+27%). Vacancy in New Westminster spiked due to the addition of 
more than 220,000 sf of leased but vacant space that will be occupied by TransLi nk, Coast Mountain 
Bus Company and Transit Police by the third quarter of 2013. 

With three straight years of annual positive absorption in Metro Vancouver, along with limited 
availability in the core and tightening vacancy in the suburbs, developers continued to jostle for 
posItion in an effort to secure project approvals. With five office developments already under 
construction Downtown (Telus Garden, 745 Thurlow, MNP Tower, 725 Granville Street and 800 
Griffiths Way) that will deliver approximately 1.6 million square feet (msf) of office space by 2015, 
developers awaiting permits may be reconsidering their timing. However, Manulife Financia1's 
fully-permitted proposal for 980 Howe Street and the Credit SuisselSwissReal Group's proposal 
for the 369,OOO-sfExchange office rower appear to be positioning themselves to proceed. 

The Broadway market remained active with at least fOUf new developments (Containers, Central, 
Broadway Tech Centre 6 and Marine Gateway) under construction, which will add more than 
600,000 sf to inventory by 2015. More than hatfofthat new space is preleased Metrotower III is under 
construction in Bumaby, which will deliver 411,000 sf in 2014; and Appia Group's Solo District is 
expected to bring another 230,000 sf of office space to the market as part of the phased development 
set for completion in 2015. $urreywill add 37,548 sf to office Inventory when phas€ two of the Centre of 
Newton mixed-use development comes on stream in summer 2013. Another 20,000 sf of office space 
is set for completion in New Westminster this yearwTth the delivery of Queen's ParkWest by mid-2013. 

Developers delivered more than 600,000 sf of new product to Metro Vancouver's office inventory 
in 2012. The two largest projects completed, BroadwayTe-ch Centre 4 and the Brewery District 
(Phase 2J, comprised more than two-thirds of the new space added. No new product was added in 
the Downtown core in 2012 More than 200,000 sf of new inventory is scheduled to come on stream 
regionally in 2013. 

Prior to year-end 2012, sublease vacancy in the 48.8-msf Metro Vancouver office market had been in 
steady decline since mid-year 2009. Mer peaking at 28% at mid-year 2009, sublease vacancy sank to 
8.7% at mid-year 2012 before reversing course and dimbing to 95% to dose out 2012. Year aver year, 
vacant sublease space increased In the Downtown, Yaletown, Broadway and Bumaby markets, and 
declined in Richmond, New WestmInster and the North Shore. Sublease vacancy In Surrey remained 
stable Bumabyand Surrey are both expected to record an increase in available su bl ease space in 2013. 

While supply constraints continue to persist Downtown, net rental rates are expected to remain stable 
in 2013 as diminished leasing momentum limits potential increases. With the arrival of Significant 
new downtown office inventory still approximately 18 months away, any decision by developers 
to reduce net effective rent expectations to genelllte preleasing activity could force other landlords 
to be more flexible on terms and rates in order to keep existing tenants satisfied, particularly those 
renewing within that time frame. With more than 1.58 msf of new office space coming on stream 
within the next 36 months, landlords will work to secure extended lease commitments from large 
tenants well in advance of their lease expirations, which may place downward pressure on rates, but 
is more likely to encourage increased tenant improvement allowances and other inducements. 

Suburban rental rates are antidpated to remain flat for the next six to 12 months as a more balanced 
market asserts itself, with vacancy tightening overall and a generally optimistic economic outlook that 
predicts low but stable growth with the promise of improved business prospects in 2014.. . 

Vacant Sublease Space 
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Victoria 
Surrey 

BC MARKET: Colliers has five offices in British 
Columbia: Vancouver, Kelowna , Surrey, Nanaimo 
and Victoria. 

MARKET INDICATORS 

2012 20 13 
04 01 

VACANCY t t 
NET ABSORPTION ~ * 
SALES PRICE ($/SF) .. t 
RENTAL RATE t 

www.collierscanada .com 

Canadian Mat'"ket Overview 
Recently, the Canadian economy has been sending mixed signals, with some domestic 

indicators looking positive and others less so. The Increase of service sector jobs, many of 

which are .full-time positions, is good news for the office sector. Overall retail sales were 

flat, auto sales excluded. following a drop in December. Retail sales numbers may indicate 

a reduced appetite for spending during 2013 as household debt weighs heavily on many 

consumers. 

Downtown office vacanCies, with minor exceptions, are in mid-single digits and rents 

reflect tight market conditions in prime CBD locations. Industrial markets are similarly well 

positioned, albeit with less upward pressure on rents in the Eastern markets. Reflecting 
the above conditions, commercial market fundamentals across the country are anticipated 
to remain solid throughout 2013. . 

Metro Vancouver Market Overview 
The office market in Metro Vancouver remained on par with the last few quarters, with 

much of the investment and leasing activity happening in the downtown core. Major 

patterns were hard to find in the first quarter, as activity occurred in diverse pockets 
around the region. Langley is becoming an area of increased interest, as many professional 

services firms such as Deloitte and KPMG are locating in the area to serve the growing 
manufacturing and industrial sectors. Similarly, Surrey has seen continued growth with 

over 280,000 square feet of office space currently under construction. 

Despite the development in Langley and Surrey, Metro Vancouver has seen modest demand 

with many industries seeking to reduce real estate expenditures to free up capital for 

reinvestment in other areas of their businesses. The technology and digital media industries 

continue to be Vancouver's leader in terms of office tenant demand, with over 300,000 
square feet of space currently being sought by that sector. 

Metro Vancouver Historical Performance 
25 

300 I - -./ ....... • - • ... -I I I I -- - _I. _. 1. 100 

20 ~ 

~ 
15 ~ 

.... 

• I 
I 

~ --
:z: 

-100 

·zoo 

·JOO 

·400 

-500 



CNCL - 165

MARKET REPORT I al 2013 I OFFICE I METRO VANCOUVER 

Canada Post bui lding, Vancouver 

" .. . engineering and 
technology fi rms, account 

fa a combined total of over 
44 percent of the office 

requirements in the city." 

Downtown 
THE MARKET 

Downtown Vancouver experienced a slight 

rise in its vacancy rate, due to negative 

absorption of 71.319 square feet in the A 

and B classes. The natural resource sector, 

particularly junior mining. has begun to 

contract as a means of preserving capital 
in a difficult financial environment. This shift 

has contributed to a 4.0 percent rise in the 
sublease vacancy rate since Q4 2012. Much 

of the demand for office space downtown 
is from engineering and technology firms, 
who account for a combined total of over 44 
percent of the office requirements currently 
sought in the city. 

TRENDS 

Sublease activity has been on the rise, 

with over 420,000 square feet of space 

available in the downtown core compared 
to approximatety 380,000 square feet in 

Q4 2012. The trend is largely due to three 

factors: uncertainty around the pending 

provincial election, continued preservation 

of capital in certain industry sectors, 

and future of workspace t.rends that are 

contributing to a reduction in office space 
per employee. Renewals also continue to 

be the most logical option for tenants, as 

limited alternatives in the market leave few 

choices. 

Downtown Historical Performance 

INVESTMENT 

With Canadian real estate considered 

a safe asset on the global scale, there 

is considerable demand from both 

institutional and private investors looking 

to own in Vancouver. Band C class office 

product in downtown Vancouver is the 
most accessible for private investment, 

and currently represents the majority of 

available inventory. The most notable deal 

in downtown Vancouver was the sale of the 
Canada Post building at 349 West Georgia 

Street for $166 million or $241.98 per square 

foot to bclMC. 

FORECAST 

Downtown Vancouver has witnessed an 

unusual series of market circumstances 

over the last four quarters: low vacancies, 
relatively nat deal velocity, minimal or 

negative absorption, and historically high 

rental rates. In addition, close to 2 million 

square feet of premium office space is slated 

to come online by 2015. When all of these 

factors combine. the downtown Vancouver 

office market should expect an interesting 

year in 2013. 
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Suburbs 
THE MARKET 

The suburban market continues to 

experience pockets of transactional velocity, 

with Surrey and Langley representing 

the municipali1ies of choice for suburban 
tehants. There were a number of large 

deals in Burnaby including Stantec's lease 

in Metrotower III for 65,000 square feet, 

HUB International's lease of the fourth floor 

of 4350 Still Creek Drive for roughly 26,000 
square feet, and Teradici's recent deal for 

approximately 20,000 square feet al Canada 

Way Business Park Building C. Langley is a 

market to watch with 91,000 square feet of 

new supply to be delivered in 2013, an 8.7 

percent increase to the market's inventory. 

TRENDS 

Rental rates in Surrey have been softening 

as landlords respond to the impending 
availability of space and aggressive 

commercial development plans from 

the City. Burnaby experienced positive 

absorption of 103,676 square feet and a 

minimal rise in rental rates, however, the 

trend is not expected to continue over 

the next few quarters as large blocks 

of space are returned \0 the market. 

Similarly, Richmond saw a slight increase 

in transact ion velocity with notable deals 

such as Talent Technology's deal at 13799 

Commerce Parkway for approximately 

23,000 square feel. 

Q1 2013 Notable Deals 

INVESTMENT 

Investment in the suburban markets was 

active in the first quarter with two notable 

deals in Burnaby and Surrey. 

PCI Group sold 3033 Beta Avenue in 
Burnaby to a private investor for $10.7 

million, or $251 per square foot, and an 

estimated 6.0 percent capitalization rate. 

Coast Capital Savings sold its current office 

space at 15117 101st Avenue in Surrey to 

Bosa Development Corporation for $11.5 

million. or $241 per square foot. The Surrey 

deal is indicative of the considerable interest 
in investment around transportation hubs 

and town centers in the Surrey market by 

investors and owner-users. 

FORECAST 

The Burnaby market will most likely 

experience and adjustment as the Nokia 

building and Translink's Metrotower II space 

will bring approximately 173,000 square 

feet back to the market. In Surrey, rates will 

likely moderate as the RCMP vacates over 

180,000 square feet of office space to move 
into its new Green Timbers office. This wilt 

add to the roughly 414,000 square feet of 

vacant A class space already on the market, 

creating a more competitive environment 

for local landlords. 

Tenant Address Submarket 

Inlact Financial Corporat ion 999 West Hastings Street Dow ntown 

Alexander Holburn 700 West Georgia Street Downtow n 

Atimi Software 1021 West Hastings Street Downtown 

Savvis Communications 555 West Hastings Street Dow ntown 

Peer 1 Hosting 555 West Hastings Street Downtown 

Stanlec 4730 Kingsway Burnaby 

Teradici 4601 Canada Way Burnaby 

SNC-Lavalin 2700 Produc tion Way Burnaby 

3033 Beta Avenue. Burnaby 

" .. . Surrey and Langley are 

experiencing continued focus 

from suburban tenants." 

Approximate Size (SF) 

43.488 

43,0 00 

40,000 

16,584 

11.974 

65,000 

24,352 (Expansion) 38.419 (Renewal) 

34.905 



CNCL - 167

MARKET REPORT I Ql 2013 I OFFICE I METRO VANCOUVER 

Downtown Vancouver 

Local Spotlight Story 
WINDOW OF OPPORTUNITY FOR BAND C CLASS LANDLORDS: SELL OR HOLD? 

Wilh downtown Vancouver lease rates at an all-time high, and vacancy rates near all-time 

lows, il seems that now may be the perfect time for investment in the hot commercial 

real estate market. There has been a focus on the downtown Vancouver office investment 

market, particularly in the Band C class assets. 

"Since January of 2011 we have had a little over 11 transactions in the Band C class" says 

Derek May, Associate Vice President at Colliers International, "but in the last 30 days we 

have seen 5 buildings being shopped and the list is growing." 

According to Derek. the reason for the sudden flurry of activity is an abundance of private 

buyers that are cash rich and looking for a quality investment. B or- C class landlords 

holding buildings with low vacancy are able to command a record price and cap rates. 

Another reason for the sales surge is the looming delivery of 2 million square feet of 

premium office space. The new supply may make current Band C class buildings tess 

attractive as tenants begin a flight to value. Similarly, the tear that rental rates may have 

peaked has given some landlords an incentive to begin marketing their assets. 

Does it make sense for landlords of Band C class assets to consider a sale? Given the 

number of private investors looking for safe places to hold capital. and the health of the 

Vancouver office leasing market, the time may be right for landlords to look at their options. 

For more information on Band C class Office market in Vancouver. please refer to Derek 

May's publication of Focus 8+C. 

Vancouver Downtown Office 
200 Granville Slreet. 191h Floor 
Vancouver, Be V6C 2R6 
MAIN +1 604 681 4111 
FAX +1 604 661 0849 

This repOlI hlS been prep3!ed by C~m~rs InlerNt.anal lor ddw:nising and g~ne.r-al Infor li{Jn only Colll~r!o InternatIOnal m~~es nt.I gwr .. l1Iees. 
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www.collierscanada.com 

502 offices in 
62 countries on 
six continents 
United States: 139 

Canada: 37 

Latin America: 21 

Asia Pacific: 190 

EMEA: 115 

• $1.9 billion in annual revenue 

• 1.2 billion square feet under management 

• 13.321 professionals 

CONTACT INFORMATION 

Office Team: 
Blake Adam 

Kayvon Besharat* 

Matthew Carlson* 

Robert Chasmar* 

Graham Davidson 

Marco DiPaolo* 

Maury Dubuque 

John Freyvogel 

Dan Jordan 

Jeff Kincaid-Smith* 

Kirk Kuester 

Brian MacKenzie 

Derek May 

Stephen Moscovich 

Devin Ringham 

Dilraj Sohi 

Colin Scarlet1* 

Jason T eahen 

David Thistle* 

Ryan Wood 

Managing Director I Vancouver Brokerage 

DIRECT: +1 604 661 0814 
kirk .kuesten'Clcolliers.com 

James Lang 
Market Intelligence Manager I Vancouver 

DIRECT: +1 604 661 0868 
james.lang<acoUiers.com 

Matt Dixon 
Market Intelligence Coordinator I Vancouver 

DIRECT: +1 604 692 1476 
matt.dixonracolliers.com 

Colliers 
INTERNATIONAL 

Accelerating success. 



CNCL - 168

~ VANCOUVER UNEMPLOYMENT 
\:..J 6.2% (December) 
MOnlil-o\rer·Monlh Unless Indicated 

COMME RCIAL B UI LDI NG PE RMITS 
$190 million (October) 

BC EXPORTS 
S2.8 billion (October) O CONSUMER PRICE INDEX 

117.6 (November) 

LEASING' ACTIVITY STABILIZES OVER FOURTH QUARTER OF 
2012; MARKET WITNESSES SLOWER GROWTH A YEAR-END 

Quick Sta ts 

Q42012 

Vacamcy 8.1% t 

Ablolplion -42,506 SF 

lease RCles $20.64 

Gross leasing 695,18:4 SF 

flew Swpply 234,661 SF t 

rne crmw~ ore Irand indkclOI5 O'.\1~ the specified lime period 000 do 
nct Iep-esenl 0 POlllive or negative wl~e . (e.9.,. QbSClption co'Jld ~~ 
mgali\'l!,. but \lm r~ e5e~t a ~5iti\'& trend owr 0 speci fied penoo.) 

Hot Topics 

• The overa ll vacancy rate for 
Metro Vancouver iincreased to 
8.1 %, the highest since the third 
quarter of 2011 , 

• Pre- leasing activity picked up 
wi,th CBRE Limited and Regus 
signing new lease commitments 
a,t MNP Tower (l 02 1 West 
Hastings) and Stantec committing 
to 65,000 SF at Metrotower IiII 
(4730 Kings.woy) .. 

• Wesgroup's Brewery District 
Phase II, Bu ilding 1 (234,661 SF} 
development in New Westminster 
was completed this quarter. 

CBRE 

After coming off on impressive 18 
months of positive growth, the Metro 
Vancouver office sector experienced 
subdued market activity over the 
fourth quarter of 2012 with new 
availabilities and slower occupier 
demand leading to both negative 
absorption and increased vacancy to 
finish the year. A lack of new 
expansions and multi-floorplate deals 
characterized most of the region's 
central markets, with the downtown 
core, Burnaby and Broadway Corridor 
all witnessing either negative or 
marginal gains in absorption. 

Metro Vancouver's overall vacancy 

rate increased 60 basis points (bps) 
during the quarter to 8.1 %, moving to 
its highest point since the third quarter 

of 2011. As expected, a number of 
submarkets experienced on increase 
in vacancy in the fourth quarter. 
Vacancy in the downtown core 
increased 80 bps over the quarter to 
4.2% overall, while the class AAA and 
A vacancy witnessed an increase to 
2.6% and 3.2% respectively. Part of 
the reason for the increase in the 
downtown core vacancy was the move 
of HSBC to their new head office in 
East Vancouver (2920 Virtual Way), 
which brought back a significant 
amount of availability. Suburban 
markets witnessed relatively more 
stability over the fourth quarter of 
2012, with the overall vacancy rate 
moving 40 bps down to 12.2%. 

Wesgroup's Brewery District Building 
Phase Two, Building 1 (234,661 SF) 
at 287 Nelson's Court in New 
Westminster was the only completion 
this quarter. T ranslink will occupy 
approximately 206,000 SF as they 
move their head office operations 
from Metrotower II (4720 Kingsway) in 
Burnaby in the second quarter of 
2013. It is important to note that 
once Translink completes their move 
vacancy in the Burnaby market is 
expected to increase from 9.4% fo 
10.5%. 

201 3 will be a relatively quiet period 
for new supply. The Vancouver 
market will see the completion of 
several mid-sized office projects 
including Containers Phase 1 (72,527 
SF) in Vancouver, Merchant Square 
(130,000 Sf) in New Westminster and 
Panorama Business Centre (25,063 
SF) in Surrey. Subsequently, 2014 will 
mark the beginning of a record supply 
cycle particularly in the downtown 
core where 1.4 million SF is currently 
under construction. 

The forecast for Metro Vancouver's 

office sector in 2013 remains positive, 
but overall activity will remain softer in 
comparison to 2012. Demond for 
Closs AAA and A properties will be 
stifled by limited supply. Weaker 
domestic confidence may continue to 
put more firms on the sidelines with 
respect to their real estate decisions. 

© 2013, CBRE liml1ed , Reol Esrors Srokeroge 
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TClble 1: Metro Vancouver Fourth Quarter Office Market Statistics 

4Q 2012 YTD Net 
Total Voconty Absorption Absorption YlD Gross YTO New Asking Additional 

Submarket Closs Buildings Inventory (SF) Rote (%) (SF) (SF) Leosing (SF) Supply (SF) (S/SF) Rote IS/SF) 

Downtown 

Broadway 
Corridor 

Burnaby 

Richmond 

North Shore 

Surrey 

New 
Westminster 

Suburban 

Metro Vancouver 

AM 

A 

B 

( 

Total 

AM 

A 

Total 

ill 

A 

B 

C 

Total 

AM 

A 

Total 

Tolal 

A 

8 
( 

Total 

A 

B 

( 

Total 

AM 

A 

TOTAL 

AM 

A 

B 

( 

© 2013, CBRE lImile<J, Real EMoie Brok6rag6 

11 

27 

63 

68 

169 

19 

30 

39 

93 

16 

32 

33 

10 
91 

21 

21 

19 

8 

69 

13 

17 

11 

41 

11 

20 

14 

4S 

5 

13 

10 

28 

42 

101 

132 

92 

367 

53 

128 

195 

4.349,203 

5,819,787 

7,623,528 

4,096,211 

21,888,729 

508,294 

1,191,175 

1,679,186 

850,338 

4,228,993 

2,583,846 

2,783,963 

1,922,011 

442,474 
7,732,294 

1,501,980 

1,278,738 

526,886 

225,423 

3,533,027 

743,806 

752,877 

301,015 

1,797,698 

1,567,088 

737)30 

288.403 

2,593,221 

445,537 

589,296 

275)66 

1,310,599 

4,594,120 

8,010,307 

6,207,986 

2,383,419 

21,195,832 

8,943,323 

13,830,094 

13,831,514 

2.6% 

3.2% 

4.3% 

6.9% 

4.2% 

5.3% 

7.3% 

5.5% 

4.9% 

5.9% 

7.3% 

8.1% 

10.7% 

23.8% 
9.4% 

18.9% 

19.1% 

13.0% 

38.0% 

19.30/0 

5.3% 

10.1% 

13.3% 

8.7% 

20.8% 

16.2% 

7.2% 

18.0% 

53.7% 

7.3% 

7.9% 

23.2% 

10.9% 

14.5% 

9.7% 

13.2% 

12.2% 

6.9% 

9.8% 

6.7% 

(50,443) 

(73,544) 

(49,813) 

7,321 

(166,479) 

(4,579) 

3,630 

(9,980) 

2,160 

(8,769) 

(7,816) 

26,136 

10,116 

(8,044) 
20,392 

7,369 

37,462 

28,708 

1,017 

74,556 

(2)21) 

24,151 

(1,962) 

19,968 

8,236 

(1O,361) 

4,297 

2,172 

900 

29,537 

(14,783) 

15,654 

(5,026) 

74,143 

72,171 

(17,315) 

123,973 

(55,469) 

S99 

22,358 

(54,173) 

(32,667) 

(68,975) 

(1,706) 

(157,S21) 

(3,675) 

(46,785) 

(55) 

23,809 

(26,706) 

233,197 

39,005 

112,632 

1,232 
386,066 

(32,621) 

4S,964 

54,949 

3,364 

74,656 

(7,610) 

(26,662) 

(9,346) 

(43,618) 

37,967 

(S,547) 

(12,759) 

16,661 

26,939 

39,441 

(7,476) 

58,904 

196,901 

98,480 

171,758 

(1,176) 

465,963 

142,728 

65,813 

121,785 

295)86 

565,148 

298,685 

1,281 ,404 

18,208 

46,140 

98,267 

59,566 

222,181 

132,248 

246,927 

270,106 

19,753 
669,034 

141,724 

100,071 

79,173 

5,327 

n6,295 

20,990 

43,277 

22,685 

86,952 

154,331 

72,720 

12,874 

239,925 

29,431 

101,322 

8,447 

139,200 

292,180 

597,890 

664,865 

128,652 

1,683,587 

413,965 

893,676 

1,230,013 

537.31 

13,500 533.75 

526.13 

520.97 

13,500 526.74 

525.36 

523.57 

520.17 

518.56 

$21.73 

173,000 525.12 

518.71 

$16.47 

513.49 
173,000 518.96 

518.S7 

$16.51 

512.03 

59,06 

515.98 

523.14 

516.54 

516.78 

S18.06 

26,600 523.72 

$15.69 

S12.68 

26,600 S21.45 

234;661 519.55 

S14.04 

S13.22 

234,661 $18.32 

173,000 $21.71 

261,261 520.36 

SI6.11 

S13.31 

434,261 518.73 

173,000 523.40 

274,761 $22.08 

520.27 

S18.77 

515.61 

514.38 

516.19 

$20.26 

512.36 

513.14 

$12.91 

S13.85 

514.83 

511.88 

512.55 

513.64 

S13.17 

510.41 

S8.22 

S11.35 

S7.36 

59.27 

$) 1.71 

58.78 

510.28 

59.83 

510.14 

510.16 

57.75 

SIO.03 

513.24 

514.46 

$10.44 

$1 3.21 

SIVO 
510.87 

S11.69 

510.80 

SI1.41 

S13.52 

511.89 

$12.98 

c RE 
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DOWNTOWN VANCOUVER 
LIMITED OPTIONS STIFLE NEW DEAL ACTIVITY AND MARKET EXPANSIONS 

Leasing velocity took a step bock from a tremendous pace of 
activity over the lost 24 months with the overall vacancy rate 
in the downtown core increasing 80 bps quarter-over
quarter (QoQ) to 4.2% and marked the first lime the market 
trended above 4.0% since the third quarter of 2011. The 
iump in vacancy was expected 01 the end of the year 
following the move of HSBC from multiple downtown 
locations to their new corporate head office at Broadway 
Tech Centre (2920 Virtual Way) in East Vancouver. A total 
of 92,225 SF became vacant as a result of the move which 
included 21,533 SF at BB5 West Georgia, 35,234 SF at 
BBB Dunsmuir and 33,606 SF at 1050 West Pender. The 
Closs AAA vacancy role correspondingly increased 110 bps 
QoQ to 2.6%, while Closs A space moved to a five quarter 
high of 3.2% QoQ. Closs B space witnessed a 70 bps 
increase to 4.3%, while the Closs C market was the only 
closs to record a decrease in vacancy, down to a four 
quarter low of 6.9%. 

Gross leasing odivity totaled 270,569 SF over the quarter, 
bringing year-lo-date (YTD) totals to 1.3 million SF. Gross 
leasing activity was concentrated in the Class A and B 
markets, with 93,950 SF and 94,421 SF, respedively, with 
minimal activity in the Closs AAA and C markets, with 
26,455 SF and 55,743 SF, respectively. The second half of 
the year has seen a decline in the number of large tenant 
movements, and has been mostly replace by deals 10,000 
SF and less. Notable occupancies this quarter however 
include Microsoft taking Vision Critical's former space at 
858 Beatty Street (38,894 SF), Vision Critical taking a 
2B,B47 SF sublease availability at 200 Granville Street, as 
well as SNC Lavalin occupying 15,669 SF at 1050 West 
Pender Street. 401 West Georgia also had a combined 
26,437 SF leased by RBS and BC Hydro. 

The downtown core posted negative 166,479 SF of net 
absorption over the quarter, and kept fhe overall market in 
negative territory at the end of the year with negative 
157,521 SF of net absorption. Virtually all qualities of 
product this quarter witnessed declines, with the exception of 
the Closs C market which had 7,321 SF of positive 
absorption. The first quo rter of 201 3 is expected to post 
much improved numbers, following the occupancy of a 
number of groups, which include T eck Resources (35,100 SF 
- 550 Bu rrard Street), Loyer 7 (21,533 SF - 885 West 
Georgia Street), and Industrial Alliance (12,538 SF - 1188 
West Georgia Street). 

® 2013, CBRE limit.ed, Rea Estot .. Brokerage 

Pre-leaSing activity for new office developments in the 
downfown core picked up, after six months of no new deals, 
with Regus Execuiive offices and CBRE Limited announcing 
new commitments at Oxford Properties' MNP Tower. Regus 
will be taking two full floors at MNP Tower while CBRE 
limited has committed to over 24,000 SF lor their 
Vancouver operations. 745 Thurlow, TELUS Gorden and 
MNP Tower are all well into their construction while 725 
Granville (Cadillac Fairview's Sears Redevelopment) and 
564 Beotty Street are set to begin construction in the first 
quarter of 2013. 

I 

NotCible TrClnsactions: 

• Marsh/Mercer renewed 44,000 SF at 550 Burrord Street 

• Macquarie North American Renewed 34,100 SF at 550 
Burrard Street 

CBRE limited pre-leased 24,000 SF 01 1021 West 
Hastings Street 

• Loyer 7 leased 21,533 SF at 885 West Georgia Street 

• KGHM Intemational subleased 19,555 SF at 200 Burrord 
Street· 

• Regus pre~leased 14,000 SF at 1021 West Hastings 
Street 

• Homewood Human Solutions leased 11,110 SF at 1050 
West Pender Street 

Chod 1: Downtown Vacancy & Absorption 
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BURNABY 
OfflC DEVELOPMENT ACTIVITY PICI(S UP IN BURNABY, NEW PRE-LEASES ANNOUNCED 

The Burnaby office market has experienced on impressive 24 
months of market activity. In the fourth quarter of 2012 
there were a number of significant lease deals moving the 
overall vacancy rate from a high of 19.0% in the third 
quarter of 201 0 to its current rate of 9.4%. The Closs AAA 
vacancy rate, after declining for three consecutive quarters 
at the beginning of the year, posted a minor 30 bps increase 
to 7.3% in the fourth quarter as the balance of new listings 
in the market outweighed tenant occupancies. The Class A 
markel corried the majority of the quarter's activity, with the 
vocancy rate posting a 100 bps rate decline to 8.1 %, a six
year low. The Class B market witnessed a 50 bps QoQ 
decline to 10.7%, while Closs C vacancy increased by 180 
bps QoQ to 23.8%. Over the fourth quarter of 2012, the 
Burnaby office market continued to witness steady demand 
from a variety of user groups looking for quality options 
outside of the downtown core. 

A decline in the number of large lease deals completed over 
the course of 2012 led to minimal absorption over the 
fourth quarter. Net absorption stood at 20,392 SF of 
positive space, while YTD numbers were healthy at 386,066 
SF of positive space. Declines in the Closs AAA (-7,816 SF) 
and C (-B,044 SF) markets were countered by positive 
results in the Closs A (26,136 SF) and B (10,116 SF) 
markets. A number of tenant occupancies in Canada Way 
Business Pork including Tek Systems (1 0,252 SF), Pacific 
Environmental Consulting (9,730 SF) and CUBIC (9,630 SF) 
led to most of the positive gains this quarter. Other 
significant occupancies this quarter include BC Hydro 
(10,947 SF) at 4710 Kingsway and IWA Forest Pension Plan 
(16,248 SF) at 3777 Kingsway. 

The amount of office space under construction at the end of 
2012 totaled BOO,OOO SF with the addition of Appia 
Group's Solo District project (220,000 SF) this quarter. 

Chart 2: Burnaby Vacancy & Absorption 
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Appio Group's mixed-use project at the intersection of 
Willingdon Avenue and Lougheed Highway oHicially broke 
ground in the fourth quarter and is expected to be 
completed in 2015. Ivanhoe Cambridge's Metrotower III 
project witnessed increased tenont interest over the aecond 
half of 2012, with Stantec Consulting being the first tenant 
to announce a pre-lease commitment at the building for 
approximately 65,000 SF. The lost phose at Bentall 
Kennedy's Broadway Tech Centre Phose 6 is also well under 
construction, with Golder Associates already committing to 
68.0% of the 175,000 SF office project. 

Over the first half of 2013, the overall vacancy rafe in the 
Burnaby office markel is expected to witness a moderate 
increase follmving the vacancy of Translink (B2,303 SF) from 
Metrotower III as they move their head office operations to 
the Brewery District in New Westminster. However, a recent 
surge in the number of mid-sized tenant deals in the markel 
is expecled to soften thot impact from a vacancy and 
absorption standpoint. Notable new tenont deals include 
Red Robin (23,044SF) at 4946 Canada Way, Lululemon 
(16,190 SF) at 37?7 Kingsway and Crius Financial (10,994 

. SF) at 4720 Kingsway. 

Notable Transactions: 

• Stanfec Consulting pre-leased 65,000 SF at 4730 
Kingsway 

• Red Robin leased 23,044 SF 014946 Canada Way 

• Lululemon subleased 17,566 SF at 3777 Kingsway 

• Crius Financial leased 10,994 SF at 4720 Kingsway 
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BROADWAY CORRI DOR 
STEADY MARI(ET CONDITIONS DESPITE ABSENCE OF NEW TENANT ACTIVITY 

A lock of tenant demand continued to persist within the 
Broadway corridor over the fourth quorter of 2012, with the 
overall vacancy rate posting a marginal increase to 5.9% as 
a result of 8,769 SF 01 negative absorption. Over the lost 
three quarters, a slower level of tenant activity and on 
absence of mid-sized tenant deals resulted in the addition of 
new vacancy to the market. Nevertheless, despite the 
negative trend over the lost nine months, relative vacancies 
are small, with most landlords still in a strong portfolio 
position with only 202,792 SF of direct space on the market. 

Vacancy levels continue to trend between the 5.0% and 
7.0% bench ma rk over 201 2, with deal activity com ing 

. mostly from smaller, local tenants typical of the Broadway 
Corridor market. The Closs A.AA market moved up 90 bps 
QoQ to 5 .3% in the fourth quarter of 2012, which is up 
280 bps year-over-year (YoY). The Closs A market posed a 
marginal 30 bps quarterly decline to 7.3% but is still 200 

RI CHMOND 

bps from 2011 levels. The Closs B market witnessed a 60 
bps increase to 5.5%, while the Closs C marker moved to 
4.9% over the quarter and moved to a three-year low. 

The Broadway Corridor experienced negative 26,706 SF of 
net absorption over the year, which was mostly concentrated 
within the Closs A market where a number of new vacancies 
entered the market over the second holf of the year. 
Absorption is expected to continue trending in negative 
territory over the first quarter of 2013 as the vacancy of 
Vancouver Coastal Health from the market is expected to 
bring bock 24,128 SF at 575 West 81h Avenue. No other 
major occupancies are planned for the markel over the first 
six months of the year with the exception of Genome BC, 
which leased the fourth floor (10,541 SF) at 575 West 8 1n 

Avenue which was on the market as part of the Vancouver 
Coastal Health vacancy. 

RICHMOND MOVES TO TEN QUARTER lOW IN VACANCY OVER FOURTH QUARTER 
The Richmond office market continued on a six month trend 
qf positive market activity, with a number of significant lease 
deals helping the market move to its lowest availability levels 
in over two years. A surge in the number of large lease 
deals helped restore some confidence in Richmond, despite 
overall trends slililagging behind other markets in Metro 
Vancouver. 

Richmond's overall vacancy rate declined from 21.4% in the 
third quarter of 2012 to 19.3% and marked the first time 
vacancy dropped below 20.0% since the second quarter of 
201 O. While the Class AAA market posted a 50 bps 
quarterly decline to 18.9%, tenant activity was concentrated 
within the Closs A and B markets, which both posted 
substantial declines to 19.1 % and 13.0%, respectively . The 
Closs C market also posted 50 bps QoQ improvement, but 
remains at a record high of 38.0%. 

Absorption remained in positive territory over the quorter at 
74,556 SF and was the highest quarterly totol since the 
recession . While 011 markets posted positive numbers over 
the fourth quarter, the Closs A.AA market finished the year in 
negative territory with negative 32,621 SF of absorption. 
The Closs A and B markets finished the yeor with 48,964 SF 

@ 20 1 3, CBRE Umited, Real E$IOle Brokeroge 

and 54,949 SF of net absorption, respectively, marking two 
year highs for each. A relatively small Closs C market 
(225,423 SF of inventory) resulted in the morket posting only 
3,364 SF of positive absorption at the end of the year. 

Bentall Kennedy's Airport Executive Pork portfolio witnessed 
the most improvement over the lost six months, with the 
overall portfolio vacancy declining from 140,901 SF as of 
the second quarter to 70,412 SF this quarter led mainly by 
new deals from Boston Pizzo (31,325 SF), Premium Brands 
(20,064 SF) and Fitness World Group (8,720 SF) . Other 
notable deals include T olent Technology Corporation 
leasing 23,680 SF at 13799 Commerce Parkway and BBM 
Canada leasing 11,500 SF at 13700 International Place . 

Notable Transactions: 

• Premium Brands leased 20,064 SF at 10991 Shellbridge 
Way 

• BBM Canada leased 11,500 SF at 13700 Internotional 
Place 

CBRE 



CNCL - 173

SURREY, NEW WESTMiNSTER & NORTH SHORE 
RENEWED TENANT DEMAND LEADS a POSITIVE MARKET ACTIVITY 

Surrey 

Market conditions in the Surrey office market remained 
virtually unchanged over the last six months, with the overall 
vacancy rate declining only 10 bps QoQ and 20 bps from 
mid-year to 18.0%. Most of the market activity has been 
within the -1 ,000 SF to 2,000.SF tenant category and have 
accordingly resulted in very little movement in overall 
availability. Absorption over the fourth quarter was positive 
2,172 SF, with YTD figures at 16,661 SF. 

Along with the long-term vacancy of 259,474 SF at 14178 
1 04 1h Avenue, the Class A market in Surrey currently has 0 

number of full-floor availabilities on the market, including 
over 86,682 SF of sublease space at 13401 1 081h Avenue 
(Station Tower) due to Passport Canada moving its Surrey 
office operations to Central City Shopping Centre in the first 
quarter of 2013. Other major Class A availabilities include 
27,140 SF at 5477 152nd Street (Benchmark Business 
Cenlre 1) and 25,399 SF at 13450 1 02nd Avenue (Central 
City). 

Coast Capitol recently completed a pre-lease commitment 
to occupy approximately 70.0% of a 180,000 SF mixed-use 
development a King George Station being built by PC! 
Development. The project is expected to be completed in 
2015 and marks another example of the City of Surrey's 
plans to densify commercial lands around rapid transit 
stations. 

ECONOM ~ C CONDITIOI~S 

Chart 3: Economic Conditions 
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North Shore 

The North Shore office market posted a strong activity in the 
feu rth qua rter of 2012 and marked a two qua rter trend of 
decreasing vacancy and positive absorption. Over the 
fourth quarter, the overall vacancy rate declined 110 bps to 
8.7% wh ile net absorption over the quo rter was positive 
19,968 SF. North Shore's overall vacancy continued to 
decline aver the second half of 2012, after rising to a five
year high of 10.3% during the second quarter of 2012. 

Most of the market declines were concentrated within the 
Class B market, where a recent surge in mid-sized (5,000 SF 
to 10,000 SF) leasing led to over 24,151 SF of gross 
leasing activity in the quarter. Notably, Triovest's Capilano 
Business Park witnessed over 22,659 SF of leasing, and 
helped the vacancy in the Class B market decline 320 bps 
over the quarter to 10.1 %. Positive activity within the Closs 
B market was offset by marginal increases in vacancy within 
the Class A (up 30 bps to 5.3%) and C (up 60 bps 13.3%) 
markets, 

New Westminster 

Market conditions in the New Westminster office market 
improved over the fourth quarter of 20121 with marginal 
gains in leasing activity within the Class B market helping the 
relatively small office market witness an overall decline in 
availability. Absorption was positive at 15,654 SF over the 
quarter and helped the market finish off in positive territory 
at year-end with 58,904 SF of positive annual absorption. 

• The fourth quarter of 2012 experienced a slowdown in 
residential sales and construction combined with a 
fluctuating unemployment rate between 6.0% and 
7.0%. Employment participa~ion has increased in the 
region by 1.6% (7,5QO) year-to-date and in the goods
producing sedor numbers in overall employment 
increased by 0.7% (12,000). 

• The valume of commerCial building permits decreased 
significantly since the third quarter from $360.0 million 
to $190.0 million. Reaching its peak in mid-20l2, the 
volume of residential buildings permits steadily 
decreased into the fourth quarter resulting in relatively 
fewer home sales and listings. 

• British Columbia's wood product industry saw an 
advance of 7.7% while the rest of Canada, most 
notably Ontario, posted a significant decrease. 
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Chart 4: Absorption (OOOs) 
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Absorption over the fourth quarter of 2012 in Metro 
Vancouver was negative 42,506 SF, and reversed 
substantial gains witnessed over the first three quarters 
of the year. Extremely limited market opportunities 
continue to restrict substantial gains in the downtown 
core, with the market posting only 166,479 SF of 
negative absorption over the quarter and 157,521 SF of 
negative absorption over the year. Suburban markets 
posted positive absorption figures at 123,973 SF over 
the quarter and 465,963 SF over the year, but are 

expected to post lower numbers in 2013 follOWing a 
decline in new deals and expansions in the Burnaby, 
Broadway and Richmond markets . 

Gross leasing activity, which is defined as the physical 
space in square feet removed off the market, not 
including new listings, totalled 2.9 million SF at the end 
of the year with 695,184 SF 01 leasing activity over the 
fourth quarter. Gross leasing activity continued to be 
driven by suburban markets with 424,615 SF of leasing 
this quarter. T otalleasing activity in the downtown core 
declined both quarterly and annually to 270,569 SF. A 
lock of quality options continued to undermine growth 
in the downtown core over the post three months, with 
only a handful of direct availabilities on the market. 

T CJblf' 2: Notable Third and Fourth Quarter 2012 Sale Transactions 

Address Morkel Price Size S!PSF Purchaser 

6400-6450 Roberts Sheet Burnaby $30.3 million 132,000 SF 5230 Bosa Group 

558-616 Seym()ur Street Oowntovm Cor9 528.5 million 67,946 SF S419 Dunsmuir Street Hol di ngs Inc. (Shore Sola) 

1038 Ha milron Sireet! 1043 MOinland Street Yolelown S28.2 million 44,667 SF 5631 Allied Properties REIT (Shore Sol&) 

1445 West Goorgio Street/ 144{) West Pender Slreet Downtown Core 515.3 million 39,620 SF 5385 Phil eo Investments Ltd. 

108·156 West Hos~ngs Street Goslown 515.1 million 44,480 SF $339 Living Balance Im'85lmenl Group (Shore Sale) 

1283 Ho mil:an Slreel!1280-1286 Homer Street Yokelown 513.8 million 24,723 SF 5556 Allied Properties REIT (Shore Solo) 

1371 0 94A Avenue Surrey 59.7 million 24,613 SF $393 Honin Surrey Medicol Arls (enlle Ltd. 

889 (olnol\'on Streot New Westminster 52.9 million 15,166 SF SI97 Villa Da miani Properties ltd. 
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