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Staff Report
Origin
On September 18, 2012, Planning Committee passed the following resolution:

“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 Streel (o
‘the east, and reporit back fo the Planning Commiitee.”

The purpose of this staff report is to address this referral.

2011 —2014 Council Term goals
The report addresses the following 2011 - 2014 Council Term Goal:

— 7. Managing Growth and Development

Background
1. General Study Area Description

The Study Area lies in the northwest corner of the West Cambie Area Plan (WCAP) in the
Alexandra quarter section (Attachment 1). It is the bounded by Alexandra Road to the south,
Garden City Road to the west, Cambie Road to the north and Dubbert Street to the east
(Attachment 1). The Study Area can be used for a range of non residential uses including 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, a service station and neighbourhood commercial uses.
The Alexandra Area has excellent access to major transportation connections in all directions
and is within walking distance of Richmond’s City Centre and the Canada Line light rail system.

2. Mr. Rav Bains, Westmark Development Group (Westmark) Interests

Mr. Rav Bains of Westmark Development Group (Westmark) owns approximately 5.14 acres

(2.08 ha) (32%) within the Study Area (Attachment 2). The Westmark Group hired Brook

Pooni Associates and Colliers International to study what they considered to be suitable alternate

(e.g., residential) uses for the Study Area. City staff met several times with Westmark to clarify

their proposal. In a report dated November 29, 2012, Westmark offered the following reasons to

change the existing Study Area Business / Office designation:

a) A Lack of Business and Office Activity: There has been no business / office development
activity in the Study Area since the West Cambie Area Plan (WCAP) was adopted in 2006.

b) The Study Area’s Relationship to The City Centre to The West: 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 Business /Office designation
signals conflicting objectives with the 2009 CCAP and 2041 Official Community Plan that
‘direct office uses to the City Centre’.

¢) Rapid Transit Focus: The primary location criteria for office tenants and hence commercial
developers are a proximity to rapid transit.

d) Office Vacancy Rates: The City has some of the highest office vacancy rates in the region,
across all office classes (A,B,C), very little of the City’s office inventory is found near rapid
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Analysis

1. City Criteria To Review The Best Use Of the Study Area
To explore the best land use for the Study Area and evaluate the Westmark proposal, the
following criteria were used:

a) 2006 West Cambie Area Plan (WCAP) Policies:
— The achievement of the Complete Community Concept (Live, Work, Play)
— The impact on residential, retail and office land use policies
— The impact on transit, parks, infrastructure, roads, district energy policies
— The impact on Area Plan {inancing policies (e.g., DCCs)

b) 2041 Official Community Plan:
— 2041 OCP Poputation, Housing and Employment Projections Study
~ 2041 OCP Employment Lands Strategy
— 2041 City OCP Aircraft Noise Sensitive Development (ANSD) Policies

¢) Recent Economic Real Estate Information
— Recent market (e.g., office, retail) trends and long term needs

— The implications of the developer’s proposal on the Area Plan (e.g., envisioned retail,
office and residential uses)

- A context to evaluate complaints regarding the build out time for office and retail uses.

d) Metro Vancouver — 2040 Regional Growth Strategy Policies:
— General Land Use Policy Impact
— RGS 2040 Employment Policies.

To advise Council regarding the best use of the Study Area, staff examined the above plans,
policies and studies, the proposal from Westmark, and comments from the Richmond Economic
Advisory Committee (REAC), YVR and the City’s employment lands consultant (Mr, R. Wozny
who helped prepare the 2041 Employment Lands Strategy).

2. Relevant West Cambie Area Plan Policies

General

To prepare the 2006 West Cambie Area Plan (WCAP), Council approved a two year work
program which involved extensive community planning and real estate consultant assistance,
consideration of the 2004 OCP Aircraft Noise Sensitive Development (ANSD) policies, and
consultations with YVR, property owners, developers and the public. Council approved the
West Cambie Area Plan on July 24, 2006.

In preparing the Area Plan, Council considered two YVR aircraft noise acoustical studies: (1) a
report by InterVistas Consulting, titled “Global Trends and Practices”, which addressed
worldwide aircraft and airport noise mitigation practices and international perspectives, and (2) a
report from the Wyle Acoustics Group which provided additional information on annoyance,
speech interference and sleep disturbance due to assumed aircraft noise. As well, the City
undertook its own acoustical noise study by Wakefield Acoustics Ltd. to study aircraft noise and
review YVR’s Wyle Report. These studies lead Council to approve the OCP ANSD policies and
areas in 2004, which prohibit ANSD (e.g., residential) uses, specifically the Alexandra quarter,
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Study Area. A great deal of City research, negotiation and balancing of community interests
underpin the existing Area Plan Business/Office designation.

The Alexandra Study Area is affected by the second highest of five Aircraft Exposure Frequency
(NEF) levels (i.e., the 35 - 40 Noise Exposure Frequency level), associated with the nearby
Vancouver International Airport (YVR). Consequently, the Study Area is designated as an OCP
Aircraft Noise Sensitive Development (ANSD) area Type Area 1A which prohibits residential,
school, hospital and day care uses.

In this manner, the best use of the Study Area was initially determined when the West Cambie
Area Plan was approved in 2006. The Area Plan Vision aims to create a “Complete and
Balanced Community” with approximately 6,000 people and 2,000 jobs, and emphasizes a
“Developer Pay” policy.

No residential uses are permitted in the Study Area, to meet employment needs and achieve the
City’s OCP Aircraft Noise Sensitive Development Policy. Development in the Study Area is to
mirror the land uses, building scale and building setbacks to the west side of Garden City Road.
As both sides of Garden City Road gradually redevelop, building forms and edges will help
create an improved streetscape for motorists, cyclists and pedestrians.

The Area Plan Goals include:

— Designate land uses that are compatible with overal] City objectives,

- Promote opportunities that improve the overall quality of life for residents of West Cambie
and support practices that create a sustainable community,

— Retain existing low-density neighbourhoods and allow for redevelopment for a variety of
land uses and densities in the area abutting the City Centre, known as the Alexandra
neighbourhood,

~ Recognize West Cambie’s locational advantages for land uses that require good access to the
major highway system,

— Encourage a range of transportation modes that provide access to facilities and services,
while minimizing the impacts of traffic, particularly within residential neighbourhoods, and

— Promote and support opportunities for city parks, open space, natural areas, recreation,
environmental protection, and heritage preservation.

Keeping The Integrity of the West Cambie Area Plan

As the West Cambie Area Plan aims to create a “Complete and Balanced Community” with
approximately 6,000 people and 2,000 jobs, the Study Area’s range of non residential mixed
employment uses assist in achieving this objective. If the employment uses in Study Area were
to be fully or partially eliminated, this balance would be unacceptably lost, as there would be
fewer business uses and more residential uses and the lost employment lands would be difficult
to replace.

Accommodate Mixed Employment Uses

The Study Area accommodates the following mixed employment uses: office commercial,
restaurants, neighbourhood pubs, retail and retail services, commercial with a small floor late
only, educational facilities, recreational facilities, enclosed commercial parking, preferably
structured, and a service station and neighbourhood commercial uses at the southeast comer of
Garden City Road and Cambie Road. This range of non residential uses enables far more than
office uses to be developed and should be retained for long term community benefit.
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uses which may be displaced due to City Centre redevelopment (e.g., in the Oval and Brighouse

area) and which may relocate to the Study Area. The range of such displaced opportunities

include:

— Retail and Related Uses: furniture, mattress, food catering, private security uses

— Office Uses: property management, holding and investment, consulting, printing, assembly,
education, import/ export, travel agency, book making and binding uses.

By focusing mainly on office uses, Westmark has missed an important opportunity to explore the
full range of non-residential employment uses already allowed in the Study Area and to
accommodate similar displaced uses from elsewhere in the City. It is suggested that greater
efforts be made to develop in the Study Area within existing allowed non-residential uses. The
Richmond Economic Advisory Committee acknowledges this opportunity.

It should be noted that changing even a portion of the Study Area is of concern, as it may
generate a series of studies and consultation which would take away from other more important
City priorities. The Westmark proposal is also questionable as it has not explored the full range
of existing non residential uses which are allowed in the Study Area. For these reasons, staff’
recommend that the Area Plan not be changed.

Infrastructure and Transportation Services

Currently, the Study Area is serviced by central water, septic tanks and is connected to City

drainage. Transportation staff advise 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
there are direct bus connections to the Richmond-Brighouse and Bridgeport Canada Line
stations. The Canada Line is about | km (about a 15 minute walk) from the area. As well, the

City continues to work with TransLink to monitor and improve services to this Area. When the

Area Plan was prepared, the infrastructure and transportation services were matched to the lands

uses. As well, for the West Cambie Area Plan, City wide and a new Local Area Development

Cost Charge (DCC) Programs where established, as follows:

— Local Area DCCs are used to provide for Alexandra quarter core park acquisition and
improvements, north /south local roads, traffic and pedestrian signals, intersection turning
bays, and water sanitary and drainage services inside the neighborhood.

- City Wide DCCs are also applied to needed improvements not addressed in the Local Area
DCC Program.

For any change in Study Area land use or density (particularly for this proposal which increases
density considerably and population by 29%)), the City would need to review and determine any
corresponding changes to the existing infrastructure, transportation (road, traffic) servicing
arrangements and the DCC Program. As the Study Area can be redeveloped without changing
the Area Plan, a needleless review of the infrastructure and DCC Program can be avoided.

3. The 204] OCP Population, Housing and Employment Projections Study and 2041 OCP
Employment Lands Strategy

In preparing for the 2041 OCP, the City undertook the comprehensive 2041 OCP Population,
Housing and Employment Projections Study. It indicates that, for the North Richmond sector,
which includes the Study Area, the Bridgeport corridor and Mitchell Island, an increase in
employment over the long term of 6,440 jobs (19%) is anticipated. In addition, the City

CNCL - 83

3897598



CNCL - 84



June 24, 2013 -10-

uses, the City enjoys an enviable high jobs to labour force ratio. The balance also enables the
City to maintain its status of a fully functioning City (Live, Work, Play) and avoid reverting to a
bedroom community. As it is the jobs that enable Richmond to be a Complete Community and
not a bedroom community, the existing Study Area non residential mixed employment uses
should be retained.

Staff advise that, as the Westmark proposal is inconsistent with these objectives, the existing
Study Area employment lands should be retained and not reduced. Retention is recommended,
as if all or a portion of the Study Area’s 15.89 acres (6.4 ha) of designated mixed employment
land is reduced or removed, it will be necessary to replace them elsewhere in the area (not in the
City Centre along No. 3 Road) in order to meet the projected needs for North Richmond. Staff
particularly emphasize that it is necessary to protect all of the Study Area and uses, as if even
some are lost, there will be great pressure to convert them all in the Alexandra quarter and
elsewhere in the City. There are others in similar situations who are watching if Council will
change the Study Area mixed employment uses to residential uses, therefore any change in this
case is likely to trigger further requests.

5. 2041 OCP Aircraft Noise Sensitive Development Policies

The Study Area is under the YVR flight path and is designated OCP ANSD Area 1A which is in
the second highest Noise Exposure Frequency (35-40 NEF) area in the City. The ANSD Area
1A prohibits residential, schools, day care and hospital uses. This means that the ANSD
designation is important and should be retained, to avoid resident complaints to YVR and the
City.

The City and the Vancouver International Airport (YVR) take this policy very seriously. The
City has only changed an OCP ANSD designation once, since it was established in 2004. Ina
unique Council initiated instance in 2012, as Council had acquired the Garden City Lands
(GCL), it no longer needed parkland in the south east corner of the Alexandra quarter and
allowed it to be used for townhouse purposes. In doing so, Council replaced the restrictive
ANSD designation with an area of equivalent restrictive value elsewhere (i.e., east of the casino).

To be consistent, if the City were to allow the restrictive ANSD designation to be removed to
allow residential uses in the Study Area, the equivalent ANSD area should, it is suggested, be
replaced nearby. This would be difficult, as such replacement areas are hard to find and affected
property owners would likely object. Westmark would need to undertake studies to replace them
with areas of equivalent noise exposure value nearby and obtain affected owner consent. To
explore the possibility of replacing the OCP ANSD 1A Area, Westmark undertook a preliminary
review and suggested that alternate ANSD replacement areas might be along 10780 Cambie
Road (automobile dealerships) and around St. Edwards Drive east of Highway 99 (near the
Vancouver Airport Conference Centre). This was only a tentative suggestion and much further
work and consultation with YVR and affected property owners would be required. For these
reasons, it is recommended that the OCP ANSD designation remain.

City staff consulted with YVR Noise Abatement & Air Quality staff and discussed the matter of,
either keeping, or replacing the existing OCP ANSD Area 1A designation in the Study Area.

YVR staff advise that the affected Study Area is: (1) directly under the flight path of the 24-hour
south runway, (2) one of the most severely noise affected areas of the City, and (3) within the 35
Noise Exposure Forecast (NEF) planning contour, where Transport Canada does not recommend
residential development according to Federal land use guidelines. YVR staff advise that, in their
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opinion, the OCP ANSD designation should remain and they do not support changes to allow the
proposed development. As well, YVR does not support the concept of ‘swapping” land within
other areas of the City’s ANSD Policy to offset the proposed development. If the City wished to
undertake this approach, the new ANSD offset lands should be located within the West Cambie
area and have an equivalent exposure to noise and aircraft over-flights.

In a larger context, it should be noted that the City has larger interests with YVR than reviewing
this OCP ANSD designation including, for example, studying increased City Centre building
height opportunities. Engaging YVR in an OCP ANSD review is not a City priority, may
damage City - YVR relations and would clearly take away from more beneficial City - YVR
endeavours like the City Centre butlding height review.

6. Metro Vancouver — 2040 Regional Growth Strategy (RGS} Policies

The Metro Vancouver — 2040 Regional Growth Strategy (RGS) designates the Study Area as

“General Urban” which accommodates the existing Study Area mixed employment uses. The

RGS policies emphasize the following objectives:

—~ Promote land development patterns that support a diverse regional economy and employment
close to where people live,

— Support complete, mixed use, transit, cycling and walking oriented communities,

—  Support the development of office space in Urban Centres and elsewhere, and

— Develop healthy and complete communities with access to a range of services and amenities.

Any changes to the West Cambie Area Plan designations would not require a RGS amendment.
As the RGS supports maintaining employment lands close to where people live and the
development of office space in a variety of areas such as West Cambie Alexandra quarter, the
Westmark proposal to reduce emaployment lands is inconsistent with the 2040 RGS, as it would
reduce the opportunity have office and employment uses near West Cambie and other residents.

7. Recent Market Trends

To assist in exploring the best use of the Study Area, the City asked Richard Wozny, Site
Economics Ltd., a prominent real estate financial and market consultant to review recent market
trtends and comment on the Westmark proposal. The real estate consultant assisted the City in
preparing the 2041 Employment Lands Strategy and is familiar with the regional economy. As
Westmark, proposed several reasons to change land uses and densities in the Study Area, the real
estate consultant reviewed them and made the following comments:

a) A Lack Of Business and Office Activity In The Study Area:
There has been no business / office development activity in the Study Area, since the West
Cambie Area Plan (WCAP) was adopted in 2006.

City’s Real Estate Consultant’s Comments. 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.
The Study Area lands were intended for much needed employment uses and must be held as
employment lands, even if the absorption period is 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
released to be rezoned to residential. The Study Area employment lands are needed for
Juture employment partially to offset the extensive loss of other employment lands across
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b)

d)

north Richmond. It is the case that office space should generally be located at or near transit
or on No. 3 Road. Unfortunately, downtown zoning permits, either residential or office, and
since residential is more valuable, residential is pushing out poltential new office space,
regardless of demancd. The Study Area must be preserved (o provide for future employment
demand. Despite the current market, if 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 single tenant lower cost office building, rather than multi
lenant office buildings can _function without a central location.

Relationship to The City Centre To The West:

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
Business / Office designation signals conflicting objectives with the 2009 CCAP and 2041
Official 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 and
residential development is dominating and pushing out office space. 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.

The Rapid Transit Focus:
The developer suggests that the primary location criteria for office tenants and hence
commercial developments 1s in proximity to rapid transit.

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

Office Vacancy Rates:
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 and
the market assessment indicates that tenant demand for the type of office envisioned in the
WCAP is non-existent;

City’s Real Estate Consultant’s Comments: Richmond’s suburban office market does have a
very high vacancy rate. Some of those office buildings which are suffering high vacancy were
buill in very remote industrial parks with no transit.

How long until the market might build out the Study Area Mixed Employment Uses?
City’s Real Estate Consultant’s Comments: It is difficult or even impossible to say, but there
will be growing demand for office oriented businesses. As industrial land becomes built oul,

office based employment will be the only way the City can add employment to match
population growth.
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f)

g)

Suggested Land Use

The developer suggests that the Study Area is an appropriate area for medium density
residential uses serving as a transition between the CBD to the west and the predominately
restdential neighbourhood to the east.

City’s Real Estate Consultant’s Comments: Everything the developer says is correct, except
that the Study Area’s Business / office uses are required to accommodate long term City
office employment projections, These are vital future employment lands and they cannot be
lost to residential land uses. There are other possible localions for future residential uses,
but few other places for office space within such proximity to the City Centre.

Additional Recent Market Trends

The City’s real estate consultant also pointed out the following recent market information
(Attachment 3). Referring to Avison and CBRE year end (2012) office market studies, both
say that Richmond’s vacancy rate for office is falling. Avison in particular 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 tuming and there is more demand. This
shows that the statistics used in the Westmark submission do not reflect very long term
market trends, which planning principles are supposed to reflect.

The fact that a few poorly located office buildings remain persistently vacant does not mean
that the Study Area office uses must be converted to residential uses, 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 may never attract long term tenants. The
subject Study Area offers a much better future office location than those remote and vacant
Richmond office buildings, which are the source of so much leasing angst. 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.

The real estate consultant also referred to a recent February 7, 2013, Richmond Review
article titled: “Office vacancy remains high, but ‘milestone’ reached”, supports the above
information:

Richmond continued to lead the region in empty office space last year, but demand is
growing, according 1o 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 region’s
7.0 per cent average. Of Richmond's 4,196,438 square feet of office space, 808,624 square
Jeet remained vacant last year, But demand did grow, as the city boasted 110,703 square
Jeet of positive absorption for the year-the strongest level of annual absorption since 2008
and the third highest rate in the region.

According fo the real estate firm's report, vacancy in Richmond's office marke! dropped
below 20 per cent for the first time since mid-2009. Avison Young principal Bill Elliont
called that a "milestone of sorts.” "While much of the activity has been tenant churn within
the market, more than 110,000 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 vacancy rate reached a peak of 24.6 per cent al the end of 2010. With 1-in-5
offices still sitting empty, developers have been slow to build more. Avison Young suggested
Vancouver Airport Authority's proposed Sea Island Business Park-800,000 square feet of
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office space and a hotel-could be the first new project fo proceed. Ampar Ventures is also
planning a multi-phase development near the Qak Street Bridge that will include a 12-storey
office tower and two hotels. The only city with a higher vacancy rate was New Westminster,
at 20.8 per cent. But Avison Young noted that was due to 225,400 square feel of space added
to the city's inventory at year's end, and il is sel for occupancy this year.

Based on the above real estate consultant’s advice, City staff recommend that the West Cambie
Area Plan not be changed, as the uses in the Study Area are needed for the long term and to
avoid any employment land shortages. As well, it i1s important not to let short-term market
speculation influence long-term land use decisions, or weaken the existing Complete Community
Concept. If this is allowed, the City will not have the land capacity to generate local jobs when
the market turns. It is noted that the Westmark office market analysis is questionable as West
Cambie is neither Aberdeen nor Crestwood, which are outliers in measuring the office market in
Richmond. There are other reasons that the office market is stagnated in Richmond, one of them
being the fact that residential development has made land costs in the City Centre somewhat
prohibitive, along with the fact that other communities are aggressively adding to the regional
office supply. The remote business parks, which account for the biggest portion of Richmond’s
office space inventory skew the vacancy rate data.

In addition, staff note that the recently adopted 2041 OCP envisions the Study Area being
developed for office/retail which mirrors the 2041 Employment Lands Strategy which states:
“maintain non-residential zoning in this area to discourage redevelopment to residential” and
“continue to implement the ANSD policies” in this area. The 2041 OCP vision goes beyond
short-term market opportunities and is a clear direction based on future community-wide growth
projections. As well, office space is necessary when developing “Complete Communities™ to
provide well-paying jobs for resident professionals serving the local population (e.g. doctors,
lawyers, accountants). While Westmark suggests that, since there has not been much activity in
the area in terms of office development applications and that the Study Area should
accommodate residential uses, the projected residential growth for the Alexandra quarter is
already captured in the 2006 West Cambie Area Plan. If short-term market speculation is
allowed to influence long-term zoning decisions, the idea of “Complete Communities” will be
lost and the City will not have the land capacity to generate local jobs when the market turns.

8. Precedent Setting Considerations

If residential uses are allowed in 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 side of Garden City Road in the City Centre are watching what happens and have indicated
that they are also looking to change City policies to introduce residential uses and eliminate 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
is followed, the City will lack the employment lands needed to create Complete Communities,
and it will be more difficult to find areas for the needed employment lands and they will be more
expensive to acquire. For these reasons, no change to the Area Plan is recommended.

Q. Options Evaluated

Based on the above, the following Options were evaluated to assist in determining the best use
for the Study Area.
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Attachment 1 West Cambie Area Plan Map

Attachment 2 | Westmark Reports

Attachment 3 Mr. Wozny, Site Economics Ltd. Information
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Johnson, David (Planning)

From: Richard Wozny [rwozny@siteeconomics.com]

Sent: Monday, 27 May 2013 22:05

To: Crowe, Terry

Ce: Johnson, David (Planning) ,

Subject: RE: Confidential & Advise Needed Please RW comments in Blue - trust this helps

1. Lack Of Business and Office Activity:

There has been no business / 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 things take time as the business
market goes in cycles, etc., 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 neld 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 reésidential uses. From a long
term macro perspective that was deemed to be the maximum fand 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
lands 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
potential 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 City Centre (2009 City Centre Area Plan - Aberdeen Village, to the west is designated as the
City's Central Business District (CBD),
- The WCAP — Alexandra Neighbourhood Business / Office designation signals conflicting objectives
with the CCAP and 2041 Official Community Plan that ‘direct office uses to the City Centre’; -
- Implication - Therefore get rid of the offices by putting most of them in the City Centre and

allow residential uses in there: City rebuttal - there is no conflict as not all office uses 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. 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.

3. Rapid Transit Focus: A
He suggests that the primary location criteria for office tenants and hence commercial developers is a
proximity to rapid transit; - thus as there's no Canada Line to service the Study Area, get rid of the office

uses and put residential uses there City Rebuttal — as not everything can be on the Canada Line, and
office are needed outside of the City Centre like here, keep the offices and retail in the Study Area

As above, there is possible future demand for lower cost, non-city centre, office space.

4. Office Vacancy Rates:
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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;- 7
- The market assessment indicates that tenant demand for the type of office envisioned in the WCAP
is non-existent;
— Questions:

1. s 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 / Office uses?

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

3. What is the cycle for these uses?

5. Suggested Land Use
The Study Area is an appropriate area for medium density residential uses serving as a transition between
the CBD to the west and the predominately residential neighbourhood 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.
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Johnson, David (Planning)

From: Richard Wozny {rwozny@siteeconomics.com]

Sent: Monday, 27 May 2013 22:54

To: Crowe, Terry

Cc: Johnson, David (Planning)

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

Office Real Estate Report 2013 Q1 (2) Coliiers.pdf

Attached are the Avison and CBRE yearend office market studies. They both say Richmond 's
vacancy rate for office is falling. Avison in particular has details of it being under 28%.
Even the less detailed Colliers report

for 2013 Q1 says Richmond is doing better lately. In just a half year

the office market is turning and there is more demand. This shows that the stats used in the
submission do not reflect very long term market trends, which planning principles are
supposed to reflect.

The fact that a few poorly located office buildings remain persistently vacant does not mean
that the Cambie office area must be converted to residential 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 subject Cambie office area offers a much better future office location than those remote
and vacant Richmond office buildings, which are the source of so much leasing angst. 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 update 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: February 07, 2013 5:00 PM Updated: February 87, 20813 5:89 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 region's 7.0 per cent average. Of
Richmond's

4,196,438 square feet of office space, 808,624 square feet remained vacant last year. But
demand did grow, as the city boasted 110,783 square feet of positive absorption for the year-
the strongest level of annual absorption since 2008 and the third highest rate in the region,

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-20@9. Avison Young principal Bill Elliott called
that a "milestone of sorts.” "While much of the activity has been tenant churn within the
market, more than 110,000 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 vacancy rate reached a peak of 24.6 per cent at the end of 2010. With 1-in-5
offices still sitting empty, developers have been slow to build more. Avison Young suggested
Vancouver Airport Authority's proposed Sea Island Business Park-8060,000 square feet of office
space and a hotel-could be the first new project to proceed. Ampar Ventures is also planning
a multi-phase development near the Oak Street Bridge that will include a 12-storey office
tower and two hotels. The only city with a higher vacancy rate was New Westminster, at 20.8
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per cent. But Avison Young noted that was due to 225,400 square feet of space added to the
city's inventory at year's end, and it’'s set for occupancy this yea
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