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We trust that you will find the attached report helpful in making decisions with respect to the 
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quantify the financial implications to the City of Victoria of developing the sites under a 
number of different scenarios. 

Please contact me directly if you have any further questions or comments regarding the 
attached report in advance of moving forward with the next steps outlined herein. 
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NOTICE 

The information contained in this document has been obtained from sources deemed reliable. 
While every eff~rt has been made to ensure its accuracy, Colliers International cannot 
guarantee it. Colliers International assumes no responsibility for any inaccuracies in this 
information. 

This document is only intended for the use of the City of Victoria. 

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 Realty Advisors Inc. 

Copyright 2009 Colliers International 
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EXECUTIVE SUMMARY 

Colliers International and Musson Cattell Mackey Partnership (MCM) have undertaken a Highest 
and Best Use (HBU) analysis of the "Apex Site" development parcel located at the north end of 
the Crystal Gardens Block. This report outlines the particulars of various development options, 
current market conditions, development context, demographic data and other determinants of 
development feasibility. 

While the City of Victoria owns the Bowling Green and the Cridge Park site located at the south 
edge of the Crystal Garden Block, market development feasibility was not reviewed as the City 
has indicated that a new Art Gallery and a Children's Museum may be situated in this location. 

In the case of both cultural uses being accommodated at the south end of the Crystal Gardens 
block, both the Bowling Green and Cridge Park would require to be demolished. There is 
however an option to develop the Art Gallery at the south edge of the site and accommodate 
the Children's Museum in an alternate, offsite location. This would result in Cridge Park being 
retained in the short to mid term. 

While the concept of locating Cultural Uses at the south edge of the Crystal Gardens Block is 
logical from a planning I siting perspective given the prominence of the site within the City 
and the adjacent uses, there is an opportunity cost to the City, assuming that the City would 
receive little or no direct value related strictly to the underlying land values associated with 
the Bowling Green and Cridge Park. The opportunity cost to the City is estimated 
conservatively in the $5 Million range utilizing the existing base density for market-based 
development. In addition, future tax revenues are deemed to be negligible should the site be 
developed with cultural uses given the charitable status of these cultural facilities. It should 
be acknowledged that this opportunity cost is present today and will continue in the future. 

Four development scenarios have been developed for the Apex Site, two residential 
condominium scenarios at varying densities and two office scenarios at varying densities. The 
rationale for selecting these two specific land uses is consistent with the Highest &. Best Use 
(HBU) methodology outlined in this report as well as their near term development likelihood in 
spite of current economic uncertainty. 

Colliers and MCM have utilized four development scenarios for the Apex site as part of this 
analysis: 

• Option A: Residential at 3.0FSR; 

• Option B: Residential at 5.0 FSR; 

• Option C: Office at 3.0 FSR; and, 

• Option D: Office at 4.3 FSR. 

While Option B results in the best initial return to the City under the assumption that the site 
could be sold and developed by a third party with primarily residential uses, at a density of 5.0 
FSR, the recent uncertainty in the global marketplace and the lack of residential product 
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currently being sold, it is unlikely a purchaser would buy the site at recent sales values and 
hold the site until market conditions return. The office development scenarios also face 
challenges whereby it is unlikely a third party purchaser would acquire the site under current 
market conditions without significant prelease commitments from office users. 

While residential development appears to offer the greatest immediate return to the City, 
Office development offers the greatest ongoing tax revenue to the City. In addition, given the 
recent economic events leading to a virtual standstill in transactions, it is unlikely that any 
transaction will occur without a greater level of certainty surrounding either residential unit 
sales or office leasing demand. 

As such, we recommend that the City undertake immediate discussions with the Province of 
British Columbia for preleasing commitments supporting office development on the Apex site. 
This will provide the City with immediate revenues from selling the Apex site as well as 
significant ongoing tax revenues over the long term. 

In developing the concepts, each was prepared being mindful of current issues facing the City 
of Victoria including the development of the immediate surrounding context, interim height 
policies, setbacks and additional urban design considerations such as streetscape, relationship 
to open spaces and parking access. Each development concept was analyzed from a financial 
perspective with an emphasis upon the economic implications for the City of Victoria, both 
from an immediate sale perspective as well as ongoing tax revenue implications. 

The resultant financial implications were utilized to determine the best course of action for 
the City of Victoria relative to the preferred land use mix and overall best value for the City. 
An implementation strategy outlines a priority sequence of development and events with a 
view to intensifying land uses, preliminary definition of the urban form and economic returns 
for the Apex site. 

The following table illustrates the respective values associated with each development option. 
While it appears that the greatest profit will accrue to the City of Victoria irrespective of which 
scenario is pursued, it is strongly recommended that the City consider that land value is 
effectively rolled into profit, as the City already owns the land. In addition, the City must be 
mindful of the significant amount of risk in undertaking a development venture. 

Generally, where past examples of government undertaking major investments in 
developments exist, they have not resulted in strong financial returns to the public. A 
prominent example is that of Central City in Surrey, which had been vacant for the first 2 years 
after completion. 

Summary of Proforma Analysis 

Development 
Use/ Density Total Profit 

Total Land Land Value per 
Scenario Residual Value buildable sq. ft. 

Option A - City Residential 3.0FSR s 12,000,000 NIL NIL 
Option A - Developer Residential 3.0FSR s 6,600,000 s 4,650,000 s 55.00 
Option B - City Residential 5.0FSR s 19,600,000 NIL NIL 
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Option B - Developer Residential 5.0FSR $ 11, 900,000 $ 7,600,000 $ 55.00 
Option C - City Commercial 3.0FSR $ 9,200,000 NIL NIL 
Option C - Developer Commercial 3.0FSR s 5,900,000 $ 1,730,000 $ 21.00 

Option D - City Commercial 4.3FSR $ 11,400,000 NIL NIL 
Option D - Developer Commercial 4.3FSR $ 8,400,000 $ 1,950,000 $ 17 .00 

While it is clear from the above table that residential development will result in the highest 
comparable residual land value of the options examined, the office development will result in 
the highest annual tax revenue to the City as illustrated below. 

Project Tax Revenues Upon Project Completion 

Development Total Project Discounted at Mill Rate Projected Annual 
Scenario 

Use/ Density 
Revenue 15%1 (per S 1,000) Tax Revenue 

Option A Residential 3.0FSR $ 42.0 Million S 35.7 Million 3.3428 $ 119,340 

Option B Residential 5.0FSR $ 71.8 Million $ 61.0 Million 3.3428 $ 204,000 
Option C Commercial 3.0FSR $ 45.6 Million $ 38. 7 Million 12.2766 $ 475,840 

Option D Commercial 4.3FSR $ 64.3 Million S 54. 7 Million 12.2766 $ 671,000 

Utilizing the net present value analysis of projected tax revenues over a ten-year period, it is 
clear that the City indicated will receive a significantly larger amount of revenues from office 
development than from residential development, as summarized below. We would also suggest 
that the net amount coming back to City from taxes after servicing costs are taken into 
account would be greater from a commercial development over a residential development 
based upon industry standards. 

Net Present Value of Development Options @ 5% 

Development Discounted Cash Actual Cash Flow 
Option Flow Total Total 

Option A $ 1,050,000 $ 1,300,000 
Option B $ 1,800,000 $ 2,200,000 
Option C $ 4,200,000 $ 5,200,000 

Option D $ 5,900,000 $ 7,350,000 

No specific recommendations have been given with respect to the Cridge Park/Bowling Green 
site as the City has indicated it may move forward with a new Art Gallery and/or Children's 
Museum. If this is the case, there is not necessarily any financial return to the City and in fact 
there is an opportunity cost associated with this particular development scenario in comparison 
to a market oriented development scenario. Based on discussions with the Art Gallery and the 
Children's Museum, it became apparent that the Art Gallery is seeking a stand-alone facility 

1 While it is not a BC Assessment stated policy to calculate their 'market values' based on a marginal discount from 

actual, it is generally accepted in the real estate industry that a slight discount does exist to account for regional 

variations and individual outliers of property values. As such, applying a discount of 15% is reasonable given our 

previous experience in comparing BC Assessment values to actual. 
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while there appears to be more flexibility with respect to the Children's Museum to be 
potentially integrated into a mixed -use development. There appears to be little opportunity 
for these users to share space given their distinctive programmatic requirements. 

In addition, it is anticipated that if the City were to provide underground parking stalls in 

support of these cultural facilities, the cost would likely range from $38,000 to $45,000 per 
stall. The concept illustrated outlines approximately 40 underground stalls under the Art 
Gallery, which would result in a cost ranging from $1 .52M to $1 .BM. Taking into consideration 
design and engineering costs, it is anticipated that the cost would move upwards to+/- $2.0M. 

HIGHEST & BEST USE 

The principle of highest and best use is fundamental to the concept of value in real estate. 

Highest and best use, in general, may be defined as follows: 

"The reasonably probable and legal use of vacant land of an improved property; which is 
physically possible, appropriately supported, financially feasible, and that results in the highest 
value. The four criteria the highest and best use must meet are legal permissibility, physical 
possibility, financial feasibility, and maximum productivity." 

The concept of highest and best use represents the premise upon which value is based. In the 
context of most probable selling price (market value) another appropriate term to reflect 
highest and best use would be most probable use. In the context of investment value an 
alternative term would be most profitable use. 

The four criteria that highest and best use must meet are physical possibility, legal 
permissibility, financial feasibility and maximum profitability. Implied within these criteria is 
recognition of the contribution of that specific use to community environment or to community 
development goals in addition to wealth maximization of individual property owners. 

STRATEGIC RECOMMENDATIONS - NEXT STEPS 

The following recommendations provide potential options available to the City: 

• Should the City of Victoria wish to pursue the development of the Apex site in the short 
term, our recommendation is to pursue discussions with the Province for pre-leasing 
commitments prior to marketing the site to the development/ investment community. 
By entering into this type of structure, the comparable risk to the development 
community is minimized actively increasing land values and associated competition and 
interest from prospective purchasers. This development approach will not be as 
affected by the current market conditions. Our understanding is that the City of 
Victoria could enter into negotiations with the Province of British Columbia to secure a 
potential commitment to pre-lease office space on the Apex site. 
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IMPLEMENTATION AND LAND USE STRATEGY 

APEX SITE 

The Apex Site has the greatest development potential, as the development of this site would 
complete the Douglas Street frontage of the Crystal Garden block as well as providing a 
terminus vista when looking south down Douglas Street. Development of either residential or 
office uses on the Apex Site will provide for more economic activity in the immediate vicinity 
and complete the development of the block with compatible land uses in a building form 
consistent with the existing urban fabric. From this perspective, as well as from an ongoing 
taxation basis, the Apex site in our opinion is more appropriate as a large scale development 
site rather than as a stand alone development site for a cultural facility. It is believed that 
alternate sites for the Art Gallery may offer benefits above and beyond the Apex site. 

Four development scenarios were explored for the Apex Site; two residential options at 
densities of 3.0 FSR and 5.0 FSR and two commercial office options; at densities of 3.0 FSR 
and 4.3 FSR. These densities were selected as the CA-4 zone permits outright densities of 3.0 
FSR and the respective higher densities were selected as these were deemed to be consistent 
with a number of adjacent developments, which typically ranged from 3.6 FSR to 
approximately 5.5 FSR. 

While development options that exceed those densities described in this report are certainly 
possible, the building forms modeled as part of this study respected the City of Victoria's 
policies with respect to interim building height and building setbacks. Depending upon the 
ultimate development proposal for the site, the City may want to entertain projects with 
densities higher than those modeled herein if the increased amenities or provisions for civic 
improvements warrant a trade-off with increased density as increased density beyond 5.0 FSR 
has been demonstrated to be liveable in downtown urban environments. Further, if the City 
does entertain development options at higher densities they may also want to examine the 
project's sensitivity to height limits as well as impacts on important public views and other 
urban design considerations so as to ensure a high quality project. 

Option A and Option B examined residential developments with ground floor retail uses due to 
not only the existing Zoning-Bylaw provisions but also the practicality of locating residential 
units along busy urban streets. While the potential return to the City is greatest under the 
assumptions associated with Option B (5.0 FSR), the current market is not conducive to 
initiating a residential condominium project at this time as condo sales have slowed down 
dramatically in the second half of 2008. As such, it is unlikely that a developer would acquire 
the site, at premium land values and wait until the market dynamics change so as to be 
favourable to initiate a condo project, starting with the presale of units. 

The City also has the option of potentially developing the site for residential uses acting in 
the capacity of developer given they currently own the Apex site, however, we would 
recommend the City not step in as the developer of a residential condo project as they would 
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be exposed to the same risks that persist in the marketplace for any other developer, 
notwithstanding the fact that the City currently owns the land, perhaps without any debt. 

In the case of the two office developments (Option C and Option D) , it is believed that the 
development of a speculative office building is very risky in the current marketplace and the 

assumptions associated with this form of development result in a lower return to the City 
from a land value perspective. 

Notwithstanding the uncertainty of the office market, it is believed that the Province may 
have a strong interest in the Apex site given its location relative to the Legislature and the 
fact that the site suits the Province's policy of locating government offices in close proximity 
to the Legislature. Apart from the Province's own landholdings, the Apex site appears to be 
the closest undeveloped building site to the Legislature with a prominent location/context. 

During the course of this assignment Colliers met briefly with the Province to review the Apex 
site opportunities. Based on these discussions, the Province is receptive to the notion of 
preliminary discussions for this development approach. 

One option for consideration by the City would be to work collectively with the Province in an 
effort to pre-commit the Province to leasing the majority or all of the office space created on 
the Apex Site and then seeking a third party developer to purchase the site from the City with 
a significant pre-lease commitment form the Province. This scenario would take a significant 
amount of risk out of the project for the developer, which ideally would be reflected in the 
amount offered to the City for the land component. This approach would permit immediate 
development activity and serve to reinforce the City's recent investment in the Crystal 
Gardens building and provide ongoing tax revenue. 

Consistent with the recommendations outlined above, we would not suggest the City step in 
as the developer of commercial office space on the site given they are typically not set up to 
undertake developments of this nature and the private marketplace is more adept at market 
driven development projects. If however the City was desirous of developing the site for 
their needs (new city hall, library etc) the development of the site by the City could be 
considered to be appropriate. 

BOWLING GREEN I CRIDGE PARK 

The decisions respecting development upon the Bowling Green I Cridge Park site are 
fundamentally different than those associated with the Apex Site. While the City is the 
owner of both, the development contemplated for the south edge of the block entails making 
the lands available for Cultural Uses, not market driven development activities. Therefore, 
the decisions surrounding making available portions or all of the Bowling Green I Cridge Park 
for the development of a new home for the Greater Victoria Art Gallery and Children's 
Museum revolve around a reallocation of how these lands are currently utilized and the 
associated displacement of the current uses. 
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With respect to the existing Bowling Green, we would suggest that there may be other 
locations to develop replacement facilities, or alternatively for the existing members to 
consolidate into other existing facilities. While sourcing replacement facility locations did not 
form part of the scope of this consulting assignment, the rear of St. Ann's Academy opposite 
Beaconsfield Park may provide an alternate location in relative close proximity to the existing 
location. This notion was reviewed briefly with the Province and they indicated this concept 
could be considered subject to a specific review. It is believed that there may be a range of 
other opportunities as well, all of which would require future direction from the City of 
Victoria. 

The City should recognize and acknowledge that the Bowling Green I Cridge Park site does 

have an underlying land value associated with it which we have estimated at approximately 
$4.0 to 5.0 M based on comparable site sales in the downtown area. This foregone land value 

must be balanced with the benefits of creating a home for new cultural uses on the site, 
which although can not typically pay market rents, do have numerous less tangible benefits 
associated with them. As such the City of Victoria should regard the conversion of the 
existing uses to Cultural Uses for the benefit of the entire city as a zero net gain with respect 
to positive financial impacts for the City. 

Subject to the City's review of this report and further directives to Colliers International, the 
next steps in the implementation of the Land Use Strategy would be: 

• Continue with further environmental testing and validation of the earlier work on 
the Apex Site in an effort to understand more fully any issues related to site 
contamination. The sooner this work is undertaken the better as unquantifiable 
environmental contamination will undoubtedly result in time delays and will 
impact the underlying land value if not defined more completely. 

• The City should concur with the general parameters associated with development 
on the Apex Site that they would be prepared to accept; i.e. set out range of land 
uses, density, building heights, density, open space, parking supply etc. in order 
that the marketplace can establish some certainty with respect to probable 
development alternatives. It is anticipated that these directives be focused upon 
a significant development component given the underlying value of the site both 
from a land and taxation basis. While three land uses were considered 
appropriate (Office/ Residential/ Hotel), office and residential were determined 
to be practical in the foreseeable future due to the underlying economic 
fundamentals of development. 

• Depending on the decisions of the City with respect to a range of future land uses 
or a limitation of the uses on the Apex Site, it is recommended that the City 
engage in dialogue with the Province in an effort to ascertain their interest in the 
Apex site under the Victoria Accord. The ideal outcome of these discussions 
would be to define the amount of commercial space the province would require 
and under what lease structure so as to take a significant amount of risk out of 
the project for the selected third party developer. The preferred outcome would 
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be a letter of intent, which would then accompany the marketing of the site. If 
interest is not there, it is unlikely the site will be developed as commercial office 
uses given the predisposition of the site towards residential development. 

• Depending on the agreement with the above parameters associated with a future 
development proposal on the Apex Site, the City should consider if an architect 
should be retained so as to define more accurately the future building form, 
character, urban design considerations prior to the site being marketed and 
secondly and most importantly if the City would initiate a Rezoning application 
for the site; or alternatively, leave this to a third party once they have developed 

their own vision for the site. From a marketing perspective the Apex site offers 
several competitive advantages relative to other locations in Downtown. 
Including, it's proximity to the Legislature and other government buildings; its 

high visibility and high traffic location; a central location within Downtown in 
close proximity to many different amenities catering to office and residential 
users and many transportation opportunities close by. 

• The City should decide if they would be prepared to solicit a range of land uses 

for the Apex Site, or predetermine the end use and solicit bids from the 
marketplace that are consistent from a land use perspective. If the City feels 
compelled to limit the range of end use of the site to Residential or Office, this 
could effectively limit the market response and affect prospective land values 
due to the limit in competition from proponents. Our experience has been that 
development sites that are marketed in downtown locations that lend themselves 
to commercial or residential uses usually appeal to a wider marketplace. 

• Based upon the City's directives, the Apex site could be taken to market in a 
competitive bid process through a Request For Proposal marketing format. 

• The City should decide on the future of the Bowling Green I Cridge Park site with 
respect to either maintaining the existing uses or allowing a succession of Cultural 
Uses (Art Gallery I Children's Museum). Should the City not elect to locate any 
cultural facilities at the south edge of the site, the City should decide if they wish 
to explore alternative locations for the Art Gallery and the Children's Museum. 
Further, the City should decide if a replacement facility for the Bowling Green 
should be pursued or if other facilities could accommodate the current 
membership. If a replacement facility is sought, candidate sites could be 
explored including grade level solutions and/or rooftop locations above building 
or parking components. 

• If the City elects to entertain Cultural Uses on the south edge of the Crystal 
Garden Block, discussions/negotiations should ensue with the selected 
organisations with respect to occupying the site, the ultimate development of the 
facilities and the associated timelines of each as well as defining the City's 
specific contributions. 
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TERMS OF REFERENCE 

Colliers International has been contracted by the City of Victoria to assist the City in outlining 
several development options for the undeveloped portions of the Crystal Garden Block. This 
study has been prepared as a consulting study focusing on the Highest and Best Use (HBU) of 

the Apex Site in assisting on-going economic development strategies and long-term land use 
planning. In addition to providing a general overview of development options for this site, the 
study outlines the economic opportunities and constraints associated with a variety of 

investment decisions the City could potentially undertake. 

The corresponding financial implications for the City have been summarized assuming several 
different development scenarios to assist in the decision making process to develop to land or 
sell to third parties. Colliers has reviewed recent trends in office and residential development 
specifically in the downtown Victoria area as these trends may impact future feasibility and 

project values. 

For the purposes of this report, Colliers has utilized some of the City's base maps and 
background studies to assist in defining and graphically depicting the development concepts. 

With respect to the Cridge Park/Bowling Green site, the City advised that there would not be 
typical market development per se, but rather the City may elect to make the sites available 
to the Victoria Art Gallery for a new facility of approximately 32,000 sq. ft. and a potential new 
Children's Museum of approximately 20,000 sq. ft. with a component of underground parking. 
In this instance, Colliers International has summarized the financial opportunity costs 
associated with designating the south portions of the Crystal Garden Block for Cultural 
purposes. As well, an estimate of the prospective underground parking costs associated with 
the Art Gallery has been provided. 

Specifically, this report summarizes the following: 

1. Apex Site 
• Residential Development concept at a density of 3.0 FSR; 

• Residential Development concept at a density of 5.0 FSR; 

• Office Development concept at a density of 3.0 FSR; and, 

• Office Development concept at a density of 4.3 FSR. 

2. Cridge Park I Bowling Green 
• The potential development concept of a new Art Gallery and Children's Museum 

• A summary of meetings held with the Art Gallery and Children's Museum 

• The cost implications of providing a component of underground parking specifically 
related to the cultural uses. 

3. Financial Implications - The report makes an estimation of financial considerations 
associated with each development concept/investments decision. 
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4. Market Demand Assessment - The report provides an assessment of existing and projected 
market demand and includes: 

• Inventory and rates analysis for the office and residential markets; 

• Current market profile & demand projections; 

• Population profile and growth projections; and, 

• General market information (incl. proposed/ planned projects). 

5. Cultural Facilities Consultation - The report summarizes a consultation process undertaken 
with selected cultural users and the corresponding input received. 

6. Strategic Recommendations - The report provides a summary of recommendations relating 

to overall future land use and context; development phasing & timing; possible partnership 
opportunities; as well as an implementation plan. 

CIRA has undertaken this report utilizing several key assumptions underlying our methodology 
and analysis: 

• Firstly, we have assumed that there are no encumbrances or easements that would 
preclude both sites (Apex and Bowling Green/Cridge Park) from being developed fully 
with underground parking levels supporting above grade structures. 

• Secondly, while we understand that the Apex site may be contaminated we have not 
made any allowances for any costs relative to remediation. This report considers the 
site to be ready for future development with no discount or time delays due to 
environmental issues. 

• Thirdly, we understand that the current grade of the Apex site is partially due to the 
existence of portions of a former basement and foundations associated with former 
structures that were developed on site. 

It is recommended that the City of Victoria take additional steps to quantify and address 
environmental issues on the Apex site in advance of any future decisions to sell the site, as 
undefined environmental issues can potentially impact value. 

It is assumed that the existing lease agreements between the City and the car rental agencies 
are structured such that these leases could be terminated and development allowed to proceed 
in a relatively expeditious fashion. In addition, it is anticipated that the existing infrastructure 
is readily available adjacent to the property and has sufficient capacity to accommodate the 
development scenarios outlined in this report without significant upgrades. 
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SITE PARTICULARS/CONTEXT 

APEX SITE 

The Apex site is located at the southeast corner of Douglas and Humboldt Streets. As a result 
of the street grid, the site is triangular in shape and totals approximately 27,932 sq.ft. in area 
with significant frontage along Douglas Street and Humboldt Street. While the site is 

somewhat challenging from a design perspective, it does lend itself to a prominent building 
form that will provide a terminus view looking south along Douglas Street. This site is one of 

the last unimproved lots within this area of Downtown Victoria to be developed with numerous 

projects either nearing completion or recently completed in the immediate vicinity. 

The Apex site is located in relative close proximity to a number of significant buildings 

including St Ann's Academy, currently owned by the Province, The Empress Hotel and Victoria 

Conference Centre, the Royal British Columbia Museum, and perhaps most significantly the B.C. 

Legislature. Currently, it is one of the last remaining undeveloped sites along the Douglas 

Street corridor. 

Government I Cultural 
I Church I Social I 
Recreational Facilities 

Source: City of Victoria 

Civic/ 
Government 
Buildings 

Cultural/ 
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The Crystal Gardens building is located south of the Apex site along Douglas Street and the Aria 
Condominium project is located immediately to the east. The City owned Bowling Green and 
Cridge Park form the southern boundary of the Crystal Gardens block. The Victoria Conference 
Centre and Empress Hotel are located across Douglas Street and provide important contextual 
elements for the development form on the Apex Site. 
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There are two car rental agencies currently situated on the property with month-to-month 
leases in place with the City for the rental of vehicles. There are minimal improvements to the 
site as it is essentially used for surface parking. The City has undertaken some environmental 
work due to previous uses located on site (former Empress Hotel laundry). 
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The site is also well serviced by the existing street network, with easy pedestrian linkages, 

numerous public transit routes and float pane access and ferry service via Victoria Harbour. 
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Apex Site Development Summary 
Land Use Classification • CA-4 Zoning - Central Area Commercial Office 
(Zoning) 

~ 

CONFERENCE 
CENTRE 

ROYALB.C. 
UUSElJM 

R-2 

Source: City of Victoria 

Permitted Uses 

• 

• This zoning allows provides " ... chartered banks, offices used 
for business, charitable, religious, political or other purposes, 
offices surgeries and other establishments used for 
professional purposes, residences, restricted to the second and 
higher storeys of a building, provided that the entire first 
storey is used for purposes other than residential, 
... restaurants, retail sales other than gasoline and automotive 
fuels ... " 

• No off-street parking facilities are required with the exception 
of transient accommodation (50% of units) and residential 
accommodation uses (70% of units). 
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Floor Space Ratio 

Height 

Setbacks 

2008 Assessed Value 

-
• The floor space ratio of a building shall not exceed 3 to 1. 

• No building shall be constructed or extended to exceed the 
following height limitations: 

• 10 metres at all lot lines bordering a street (Interim design 
guidelines permit a 15 metre vertical face at front lot line 
on Douglas Street). 

• For each 5cm by which the height exceeds 10m, that portion 
of the building, which exceeds 10m in height, shall be 
setback 1 cm from all lot lines bordering a street. 

• Maximum height allowance is 43.5 metres or equivalent 
stories. 

• No building having a height of more than 15m shall be 
erected or used unless it has a side yard not less than 4.5m 
in width. 

Land 
Improvements 
Total 
Exempt 
Taxable value 

$1 ,269,000 
$3,800 

$1 ,272,800 
s 3,800 
$1 ,269,000 
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APEX SITE DEVELOPMENT CONCEPTS 

OPTION A: RESIDENTIAL (3.0 FSR) 

This option was developed with approximately 14,400 sq.ft. of retail use at grade with 9 levels 
of residential floors above totalling 69 ,400 sq . ft. The total developable area is approximately 
83,800 sq.ft. The project is developed at 3.0 FSR, which is consistent with the CA-4 Zoning 
Schedule. 

This development approach has been utilized successfully in urban locations and has been 
developed successfully in projects fronting the north side of Humboldt Street as well as with 
the Aria condominium project directly south east of the site. The height of the building is 
comprised of a single retail I commercial floor podium with a floor to floor height of 20 feet 
and residential floor to floor heights of 9 feet. The resultant building height respects the City's 
Interim Building Height Policy of 43metres (141 feet). 

Similarly, the building is setback from Douglas Street such that for each 5cm by which the 
height exceeds 10m, that portion of the building, which exceeds 10m in height, shall be 
setback 1 cm from all lot lines bordering a street. 

View looking west along Humboldt Street 
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Underground parking access is proposed from the east ed e of the site fro 
in recognition of Douglas Street as the primary fronta 
allows for a prominent building form, which responds t 
context. 

The residential floorplates range between 6, 700 
sq.ft. and 8,000 sq.ft. with the larger floorplates 
located the lower levels and the smaller floorplates 
located at the upper two levels. 

The residential floor area translates to approximately 
74 units with an average size of approximately 825 
sq.ft. With respect to parking supply, due to the 
challenging shape of the site, it is anticipated that 
approximately 60 parking stalls can be developed on 
a single level. It is proposed that the parking supply 
be allocated based on one stall per unit and 37 stalls 
for the ground level retail I commercial uses. The 
result of this parking distribution is that 2 full levels 
would be required from a market perspective. 

~ 
Apex Site: Aer ial View looking southeast 
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/ 

Apex Site: Aerial view looking northeast 
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Apex Site: Conceptual Underground Parking Plate 
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OPTION B: RESIDENTIAL (5.0 FSR) 

This option was developed with approximately 14,500 sq.ft. of retail uses at grade consistent 
with Option A, however the project was designed with additional residential uses so as to 
achieve an FSR of 5.0. The rationale of exploring an option with this density parameter was 
based on some of the projects that have been developed in the immediate vicinity, including 
all of the residential buildings along the north side of Humboldt Street. Projects range from 
approximately 3.6 FSR to over 5.5 FSR with corresponding heights of between 12 storeys and 20 
storeys. 

Option B: Conceptual Site Plan 

This option was also developed within the 43m (141 foot) height limit as set out in the City's 
Interim Height Policy which allows for a 15 storey comprised of ground level retail/ commercial 
uses with 14 floors of residential uses above totalling 124,800 sq.ft. The total developable area 
is approximately 139,300 sq.ft. The project is developed at 5.0 FSR, which would necessitate a 
rezoning to a CD Zone based on the specifics of the site and accompanying project. 

From a planning perspective, this density range is entirely possible. From a liveability 
perspective, the building floorplates are slightly larger than a traditional slender residential 
tower format due to the height limitation of 43.5m. However, this slightly "bulkier" form of 
development is consistent and appropriate given the existing historical buildings located 
throughout downtown. 
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While our understanding is that the City of Victoria has not implemented a strict amenity 
contribution policy for projects seeking a rezoning for additional density, we have allocated a 
$250,000 contribution towards the upgrade of the proposed public plaza located between the 
Apex site and the Crystal Gardens building. While this project is one of several, which could be 
implemented, the City could ultimately decide what amenity should be provided. 

The building is comprised of a single retail I commer.cial floor podium with a floor to floor 
height of 20 feet and residential floor to floor heights of 9 feet. The resultant building height 
respects the City's Interim Building Height Policy of 43metres (141 feet). Similarly, the 
building is setback from Douglas Street such that for each 5cm by which the height exceeds 
1 Om, that portion of the building, which exceeds 1 Om in height, shall be setback 1 cm from all 
lot lines bordering a street. 

Underground parking access is proposed from the east edge of the site from Humboldt Street, 
in recognition of Douglas Street as the primary frontage of the site. The resultant development 
scheme allows for a prominent building form, which responds to the triangular site shape and 
urban context. The residential floorplates range between 6,400 sq.ft. and 14,500 sq.ft. with 
the larger floorplates located at lower levels and smaller floorplates located at upper levels. 

The residential floor area allows for 133 units with an average size of approximately 825 sq. ft. 
With respect to parking supply, due to the challenging shape of the site, it is anticipated that 
approximately 60 parking stalls can be developed on a single level. It is proposed that the 
parking supply be allocated based on one stall per unit and 37 stalls for the ground level retail 
I commercial uses. The result of this parking distribution is that 3 full levels would be 
required. 
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Apex Site: Aerial view looking northeast 

Apex Si te: Aerial view looking south 
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OPTION C: OFFICE (3.0 FSR) 

This option was developed with approximately 14,600 sq.ft. of retail use at grade with 7 levels 
of office above totalling 69, 100 sq. ft. The total developable area is approximately 83, 700 sq. ft. 
The project is developed at 3.0 FSR, which is consistent with the CA-4 Zoning Schedule. 

Option C: Conceptual Site Plan 

This development approach responds to the existing and future context with an appropriate 
urban development form. The height of the building is comprised of a single retail I 
commercial floor podium with a floor to floor height of 20 feet and office floor to floor heights 
of 12 feet. The resultant building height of 31.6m (104 feet) respects the City's Interim 
Building Height Policy of 43metres (141 feet). 

In this scenario, there is more flexibility to build larger floorplates, as there are not as many 
restrictions with respect to residential layout efficiencies. The resulting building form is lower 
in height than the residential options. Similar to the first two options, the building is setback 
from Douglas Street such that for each 5cm by which the height exceeds 10m, that portion of 
the building, which exceeds 1 Om in height, shall be setback 1 cm from all lot lines bordering a 
street. 
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Underground parking access is proposed from the east edge of the site from Humboldt Street, 
in recognition of Douglas Street as the primary frontage. The resultant development scheme 
allows for a prominent building form, which responds to the triangular site shape and the urban 
context. The office floorplates range between 7,250 sq.ft. and 14,600 sq.ft. with the larger 
floorplates located the lower levels and the smaller floorplates located at the upper levels. 

Apex Site: Aerial View looking southeast 

// 

/'<' 
Apex Site: Aerial view looking northeast 
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With respect to parking supply, due to the challenging shape of the site, it is anticipated that 
approximately 60 parking stalls can be developed on a single level. It is proposed that the 
parking supply be allocated based on 37 stalls for the ground level retail I commercial uses and 
approximately 83 stalls allocated to the office users. 

This parking distribution would require 2 full levels. It is acknowledged that this site does not 
have to provide parking for the developed uses under the existing planning policy. However, it 
is recommended that parking be supplied in a reasonable quantity responding to market 
expectations. Two levels of underground parking are proposed providing amenity for retail and 
office users while recognizing the site is located on major transit connections potentially 
allowing for a modal split vehicles and public transit. 
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OPTION D: OFFICE (4.3 FSR) 

This option was developed with approximately 15, 100 sq. ft. of retail uses at grade with 10 
levels of office floors above totalling 104,800 sq. ft. The total developable area is 
approximately 119,900 sq.ft. The project is developed at 4.3 FSR, which is consistent with the 
surrounding context, but would require a rezoning from the City of Victoria. 

Option D: Conceptual Site Plan 

This development approach responds to the existing and future context with an appropriate 
urban development form. The height of the building is comprised of a single retail I 
commercial floor with a floor to floor height of 20 feet and office floor to floor heights of 12 
feet. The resultant building height of 42.6m (140 feet) respects the City's Interim Building 
Height Policy of 43metres (141 feet). 

This scenario allows for flexibility to build larger floorplates, as there are not as many 
restrictions with respect to residential efficiencies. Similar to the first three options, the 
building is setback from Douglas Street such that for each 5cm by which the height exceeds 
1 Om, that portion of the building, which exceeds 1 Om in height, shall be setback 1 cm from all 
lot lines bordering a street. 

While our understanding is that the City of Victoria has not implemented a strict amenity 
contribution policy for projects seeking a rezoning for additional density, we have allocated a 
$250,000 contribution towards the upgrade of the proposed public plaza located between the 
Apex site and the Crystal Gardens building. While this project is one of several, which could be 
implemented, the City could ultimately decide what amenity should be provided. 
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The resultant development scheme allows for a prominent building form, which responds to the 
triangular site shape and the urban context. The office floorplates range between 7,500 sq.ft. 
and 15, 100 sq. ft. with the larger floorplates located at the lower levels and the smaller 
floorplates located at the upper levels. 

Apex Site: Aerial View looking southeast 

Underground parking access is proposed from the east edge of the site from Humboldt Street, 
in recognition of Douglas Street as the primary frontage. With respect to parking supply, due 
to the challenging shape of the site, it is anticipated that approximately 60 parking stalls can 
be developed on a single level. It is proposed that the parking supply be allocated based on 37 
stalls for the ground level retail I commercial uses and approximately 143 stalls allocated to 
the office users. The result of this parking distribution is that 3 full levels may be required. 

It is acknowledged that in accordance with the Zoning By-law, this site does not have to 
provide parking for the developed office uses. However, it is recommended that a component 
of parking be supplied in a reasonable quantity responding to market expectations. Three 
levels of underground parking are proposed providing amenity for the office users while 
recognizing the site is located on major transit connections potentially allowing for a modal 
split between vehicles and public transit. 

Alternatively, should the City determine that they are prepared to accept a lower parking 
ratio; two levels of parking totalling 120 stalls may be justified. In this scenario, the provided 
ratio for office users would be approximately 60% of the Parking By-law amount requirement if 
the site were located outside of the downtown core. 
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Apex Site: Aerial view looking northeast 

Apex Site: View looking northeast 
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APEX SITE DEVELOPMENT SUMMARY 

As outlined earlier, four development options were prepared and analyzed for the Apex site 
under a variety of ownership/development perspectives. These are summarized in the chart 

below and described in the following sections. 

Summary of Proforma Analysis 

Development 
Use/ Density Total Profit 

Total Land Land Value per 

Scenario Residual Value buildable sq. ft. 
Option A - City Residential 3.0FSR s 12,000,000 NIL NIL 
Option A - Developer Residential 3.0FSR s 6,600,000 s 4,650,000 s 55.00 

Option B - City Residential 5.0FSR s 19,600,000 NIL NIL 

Option B - Developer Residential 5.0FSR s 11, 900,000 $ 7,600,000 s 55.00 
Option C - City Commercial 3.0FSR s 9,200,000 NIL NIL 
Option C - Developer Commercial 3.0FSR s 5,900,000 s 1,730,000 s 21 .00 
Option D - City Commercial 4. 3FSR $ 11,400,000 NIL NIL 

Option D - Developer Commercial 4.3FSR $ 8,400,000 $ 1,950,000 s 17.00 

Each of the Development Options modeled for the Apex Site was analyzed from a financial 
perspective so as to reflect what costs a third party would incur (both hard construction costs 
and soft costs.). These costs were reviewed in concert with project revenues whether these 
revenues comprise condominium sales, office leasing revenue or ground level retail lease 
revenue. In the case of the office scenarios, revenue was also derived from monthly parking 
rental. 

The emphasis of this financial analysis was to determine the residual land value that a third 
party could potentially pay the City for the land and undertake the various development 
scenarios. This analysis provides for a comparison of the development options from a strictly 
financial perspective. In the case of the City of Victoria undertaking the development 
scenarios, the profits are significantly greater as land costs would be excluded from the 
proforma based on the fact that the City owns the land. However, for the sake of this analysis, 
residual land values have been calculated in all scenarios. In addition, if the City undertakes 
development of the Apex Site we have assumed no financing costs associated with 
construction , given that the City would be in a preferential position to borrow funds if required 
at all. 

Potential developers will examine the maximum achievable density, taking into account all of 
the factors previously discussed and compare this to other development sites. The price of 
other comparable sites is generally a function of the expected proceeds less the costs to build 
the product (i.e. hard costs, soft costs and any financing, selling and legal costs) and a profit 
for the developer taking the risk. The proformas conclusions are generally in line with land 
costs of other comparable properties by utilizing a cost per buildable foot measure of land 
value. 
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PROFORMA ASSUMPTIONS 

HARD COSTS 

A development project on the Apex property, whether multi-family or commercial office will 

likely entail the following costs: 

• OFFSITE - Adjacent roadwork I sidewalk improvements 

• ONSITE - Civil services and driveways (incl. Lighting, Hydro, Telephone, Gas to required 
standard) 

• ONSITE - Site Clearing/ Demolition /Land Grading 

• Actual Hard construction costs (Shell building, underground parking, landscaping, 
finishes etc. 

• Miscellaneous Costs 

• Contingency 

We have utilized an index-pricing guide specific to the Victoria area and summarized by 
development format (i.e. Residential, commercial, industrial, etc). The index summarizes 
costs on a comparable basis depending on quality of finishes, underground parking, etc. As the 
index is updated annually and is not reflective of immediate changes in the hard cost of 
construction, Colliers has spoken with industry professionals regarding our hard cost 
assumptions. It is clear based on the information provided that construction costs are likely to 
decline by approximately 10% immediately moving forward. This adjustment factor has been 
priced into the proforma analysis. 

SOFT COSTS 

Soft costs are typically calculated on a percentage basis of hard costs. The generally accepted 
ratio of soft costs to hard costs is 20%. We have been mindful of this guide in our pricing. 
However, our soft costs vary on a percentage basis depending on each development scenario. 

Such costs typically involve: 

• Architectural Fees 

• Engineering Fees 

• Inspections (where required) 

• Development and Construction Management 

• Planning and Zoning (where required) 

• Appraisal 

• Geotechnical 

• Market Study 

• Other Consultants 

• Survey 

• Legal 

• Advertising 
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• Sales I leasing Commissions 

• Property Tax 

• Development Cost Charges 

• Other 

• Overhead 

• Contingency 

FINANCING COSTS 

Financing costs have been calculated on the developers proformas based on an assumed 
financing ratio of 50% of total costs at a rate of 6% calculated annually on a draw basis of 
outstanding funds. 

CONTRACTOR'S PROFIT 

Contractor Profit is assumed to have been included in hard costs. 

PROJECT REVENUES 

Project Revenues are based on our estimates of achievable value for the completed 
condominium units consistent with the Victoria marketplace. Similarly, office lease revenues 
have been modelled on the most current lease rates associated with A Class buildings in the 
market. Retail rates have been modeled on prevalent street front rates in the downtown area. 

PROJECT TIMING 

There are two aspects to project timing , namely the Development Schedule and Sales 
Schedule. Typically speaking, a construction or project manager prepares a development 
project plan, with the developer controlling the timing of phases to meet market demand. An 
absorption analysis is generally undertaken to determine the rate at which the finished product 
will sell out. 

In order to provide for comparative analysis, we have assumed that a developer would seek to 
initiate the development as soon as practical allowing for approximately 12 months to secure 
necessary approvals from the City (notwithstanding the fact that the City must approve any 
subsequent development on lands they currently own) . 

DEVELOPER'S PROFIT 

The stimulus to undertake a development is primarily motivated by the potential financial 
return in undertaking the risk. There are many ways to measure this return , or developer's 
profit. Often it is a percentage of total costs, however it can be percentage of total sales or 
net sales, or a return on equity invested. 
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An additional way to measure developer's profit is to use the expected rate of return as a 
discount rate when undertaking a cash flow analysis. The cash flows, which are the projected 
costs and revenues, such as those discussed in the previous section, are discounted to result in 
a Net Present Value (NPV). This NPV represents the price at which the developer would achieve 
their desired return. 

Quantitative data of developer's profit is difficult to come by, however qualitative evidence 
suggests that developers generally expect a rate of return of approximately 15% depending on 
risk premiums in the marketplace. 

Over the last several years, demand for residential housing in prime areas is such that 
developers bid up prices for land. Furthermore, the rate of construction activity has led to an 
increase in costs for both labour and materials. These factors have generally led developers to 
accepting lower rates of return on projects. There is a certain amount of logic to this; the 

demand for the end product makes a project less risky. 

However, with recent global financial turmoil and the dwindling of condo sales in the Victoria 
marketplace there is a higher risk associated with the development of a condominium project 
than there has been for the last several years. 

Therefore, for the purposes of our analysis we have utilized a developer's profit of 20.0% for 
the residential condominium development scenarios and 15.0% developer's profit assuming an 
office development pre-leased by the Province, which significantly lowers the level of risk for 
the developer. These profit assumptions are warranted and conservative. However, the 
market may respond with a lower profit requirement depending on how the covenant of a 
government lease is perceived in a competitive bid situation for acquiring the lands. 

LAND RESIDUAL ANALYSIS 

The land residual calculation is determined by subtracting all costs and profit from Total 
Project Revenue. 

INVESTMENT HORIZON 

We have utilized a four-year investment horizon period from January 2009 to June 2012. 

INFLATION ON COSTS 

Taking into consideration the current conditions in the marketplace, we have elected to use an 
inflation rate of 3.4% on all costs as a Conservative viewpoint. 

ESCALATION ON SALES 

We have utilized an annual rate of escalation of 5.0%, which is a conservative estimate utilizing 
historical trends in average price appreciation for residential values. 
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TAX IMPLICATIONS 

The current City of Victoria Tax Bylaw has been utilized to calculate mill rates projecting the anticipated tax revenues associated with the 
various development options contemplated in this report. 
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Several assumptions have been made with respect to the potential annual property tax 
revenues generated from development on the Apex Site. In particular, it has been assumed 
that the Total Project Revenues (TPR) from each of the four developer's proformas most 
accurately reflects the projected Assessed Value. It is also assumed that the values indicated 
below are fully taxable. In addition, a slight discount of 15% has been applied to the TPR 
values. 

While it is not a BC Assessment stated policy to calculate their ' market values' based on a 
marginal discount from actual , it is generally accepted in the real estate industry that a slight 
discount does exist to account for regional variations and individual outliers of property values. 
As such, applying a discount of 15% is reasonable given our previous experience in comparing 
BC Assessment values to actual. 

• Option A Total Project Revenue - $42.0 Million 

• Option B Total Project Revenue - $71 .8 Million 

• Option C Total Project Revenue - $45 .6 Million 

• Option D Total Project Revenue - $64.3 Million 

The following table summarizes the projected tax revenue to the City of Victoria from each of 
the four development options. The 'total municipal' mill rate has been utilized, with the 
'residential rate' applying to Options A and Band the 'business rate' applying to Options C and 
D. 

Project Tax Revenues Upon Project Completion 

Development 
Use/ Density 

Total Project Discounted at Mill Rate Projected Annual 

Scenario Revenue 15% (per S 1,000) Tax Revenue 

Option A Residential 3.0FSR $ 42.0 Million S 35. 7 Million 3.3428 s 119,340 

Option B Residential 5.0FSR S 71.8 Million S 61.0 Million 3.3428 s 204,000 

Option C Commercial 3.0FSR S 45.6 Million $ 38. 7 Million 12.2766 s 475,840 

Option D Commercial 4.3FSR S 64.3 Million S 54. 7 Million 12.2766 s 671,000 

The City will accrue the greatest amount of annual tax revenue from Options C and D. 

• Option A Projected Annual Tax Revenue - S 119, 340 

• Option B Projected Annual Tax Revenue - S 204,000 

• Option C Projected Annual Tax Revenue - S 475,840 

• Option D Projected Annual Tax Revenue - S 671,000 

In order to weigh the respective financial implications of the various development options, a 
discounted cash flow analysis has been undertaken to calculate the net present value of 
anticipated tax revenues to the City of Victoria . 

A discount rate of 5% has been utilized in the analysis based on historical yields of 
approximately 4% for five year Government of Canada Bonds, or what we are considering the 

risk free rate of money. Given that taxes are a requirement of "for profit" landowners, we 
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have considered the risk premium associated with the cash flow to be marginal over time. As 
such, the ten-year analysis for each development option utilizes a discount rate of between 
4.5% to 5.5% as well as annual escalation rate of 2%. 

Present Value Tax Revenue Calculation Inputs: 

Development Scenario Option A Option B 

Projected Annual Tax $119,340 $204,000 
Revenue 

Annual Growth Rate: 2.00% 

At Discount Rate Range 4.50% 5.00% 

Base Year 2009 

Option A Prolected 
Year Annual Tax Revenue 

1 2009 $119.340 
2 2010 $121,727 
3 2011 $124,161 
4 2012 $126,645 
5 2013 $129,177 
6 2014 $131,761 
7 2015 $134,396 
8 2016 $137,084 
9 2017 $139,826 
10 2018 $142,622 

Total Present Value Estimates: $1 ,306,740 

Option B Projected 
Year Annual Tax Revenue 

1 2009 $204,000 
2 2010 $208,080 
3 2011 $212,242 
4 2012 $216,486 
5 2013 $220,816 
6 2014 $225,232 
7 2015 $229,737 
8 2016 $234,332 
9 2017 $239,019 
10 2018 $243 799 

Total Present Value Estimates: $2,233,743 

0ollon C Prolccled 
Year Annual Tax Revenue 

1 2009 $475,840 
2 2010 $485,357 
3 2011 $495,064 
4 2012 $504,965 
5 2013 $515,065 
6 2014 $525,366 
7 2015 $535,873 
8 2016 $546,591 
9 2017 $557,522 
10 2018 $568,673 

Total Present Value Estimates: $5,210,315 

Ootlon D Projected 
Year Annual Tax Revenue 

1 2009 $671.000 
2 2010 $684,420 
3 2011 $698,108 
4 2012 $712,071 
5 2013 $726,312 
6 2014 $740,838 
7 2015 $755,655 
8 2016 $770,768 
9 2017 $786,183 
10 2018 S801 907 

Total Present Value Estimates: $7,347,263 

Option C 

$475,840 

5.50% 

Option D 

$671,000 

4.50% 
$119,340 
$116,485 
$113,698 
$110,978 
$108,323 
$105,732 
$103,202 
$100,733 
$98,323 
$95.971 

$1,072,787 

4.50% 
$204,000 
$199,120 
$194,356 
$189,706 
$185,168 
$180,738 
$176,414 
$172,194 
$168,074 
$164.053 

$1,833.823 

4.50% 
$475,840 
$464,456 
$453,345 
$442,499 
$431,913 
$421,580 
$411,495 
$401,650 
$392,041 
$382.662 

$4,277,483 

4.50% 
$671,000 
$654,947 
$639,279 
$623,985 
$609,057 
$594,486 
$580,264 
$566,382 
$552,833 
$539,607 

$6,031,841 

Present Value at: 
5.00% 5.50% 

$119,340 $119,340 
$115,930 $115,381 
$112,618 $111,553 
$109,400 $107,852 
$106,275 $104,274 
$103,238 $100,815 
$100,289 $97,470 
$97,423 $94,237 
$94,640 $91,110 
$91,936 $88.088 

$1,051,0BB $1,030,120 

Present Value at: 
5.00% 5.50% 

$204,000 $204,000 
$198,171 $197,232 
$192,509 $190,689 
$187,009 $184,363 
$181,666 $178,247 
$176,476 $172,333 
$171,433 $166,616 
$166,535 $161,088 
$161,777 $155,744 
$157.155 $150,577 

$1 ,796,732 $1,760.889 

Present Value al: 
5.00% 5.50% 

$475,840 $475,840 
$462,245 $460,054 
$449,038 $444,791 
$436,208 $430,035 
$423,745 $415,769 
$411,638 $401,975 
$399,877 $388,640 
$388,452 $375,746 
$377,353 $363,281 
$366,572 $351,229 

$4190,966 $4,107,361 

Present Value at : 
5.00% 5.50% 

$671,000 $671,000 
$651,829 $648,739 
$633,205 $627,217 
$615,113 $606,409 
$597,539 $586,291 
$580,466 $566,841 
$563,881 $548,036 
$547,770 $529,854 
$532,120 $512,276 
$516,916 $495.281 

$5,909,840 $5,791,945 
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Utilizing the net present value analysis of projected tax revenues over a ten-year period, it is 
clear that the City will receive a significantly larger amount of revenues from office 
development than from residential development, as summarized below: 

Net Present Value of Development Options @ 5% 

Development Discounted Cash Actual Cash Flow 

Option Flow Total Total 

Option A s 1,050,000 s 1,300,000 

Option B s 1,800,000 s 2,200,000 

Option C s 4,200,000 s 5,200,000 
Option D s 5, 900,000 s 7,350,000 

The tax implications on the Bowling Green/ Cridge Park site have not been calculated as it is 
assumed that the Art Gallery and Children's Museum development will not pay property taxes. 
This is consistent with the City of Vancouver's approach to supporting the Vancouver Art 
Gallery. 
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BOWLING GREEN I CRIDGE PARK 

The southern edge of the Crystal Gardens block contains a Bowling Green with a small 
clubhouse as well as Cridge Park. These two uses are situated between the Crystal Gardens 
building and the Church of Our Lord. Together these two uses comprise a single legal lot 
approximately 47,662 sq.ft. in area. 

The site offers significant frontage along Belleville Street. This southern edge of the block 

offers a strategic location for a new cultural precinct given it is located in close proximity to 

the Royal Museum and Parliament Buildings to the southwest. While the site is well situated 
for a number of subsequent uses apart from those that currently exist, Colliers was instructed 
to explore the potential of the site to house a new Cuiturai precinct containing a new Art 
Gallery and Children's Museum. 

While this directive formed the basis of the Colliers analysis of the southern precinct of the 
Crystal Gardens Block, it should be recognized that from a planning perspective, either 

residential or office uses would also be compatible and appropriate for the Bowling 
Green/Cridge Park site as well assuming the City made a decision as to the future uses for this 
site. 

View of site looking east 
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Bowling Green/Cridge Park Site Development Summary 
Land Use Classification • CA-4 Zoning - Central Area Commercial Office 
(Zoning) 

~ 

CONFE!iENCE 
CENTRE 

I 
I 

ROYAL.B.C. 
MUSEUM 

R·2 i 

Source: City of Victoria 
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Permitted Uses 

Floor Space Ratio 

Height 

Setbacks 

2008 Assessed Value 

-
• This zone allows " ... chartered banks, offices used for business, 

charitable, religious, political or other purposes, offices 
surgeries and other establishments used for professional 
purposes, residences, restricted to the second and higher 
storeys of a building, provided that the entire first storey is 
used for purposes other than residential, ... restaurants, retail 
sales other than gasoline and automotive fuels ... " 

• No off-street parking facilities are required with the exception 
of transient accommodation (50% of units) and residential 
accommodation uses (70% of units). 

• The floor space ratio of a building shall not exceed 3 to 1. 

• No building shall be constructed or extended to exceed the 
following height limitations: 

• 10 metres at all lot lines bordering a street (Interim design 
guidelines permit a 15 metre vertical face at front lot line on 
Belleville Street). 

• For each 5cm by which the height exceeds 10m, that portion of 
the building, which exceeds 1 Om in height, shall be setback 
1 cm from all lot lines bordering a street. 

• Maximum height allowance is 43.5 metres or equivalent 
stories. 

• No building having a height of more than 15m shall be erected 
or used unless it has a side yard not less than 4.5m in width. 

Land 
Improvements 
Total 
Exempt 
Taxable value 

$3,484,200 
$92,200 

$3,484,200 
$3 ,484 ,200 

$ 

ART GALLERY I CHILDREN'S MUSEUM 

The southern edge of the Crystal Gardens block contains a Bowling Green and small clubhouse 
as well as Cridge Park. These two uses are situated between the Crystal Gardens building and 
the Church of Our Lord. Together these uses are located on a site totalling approximately 
47,662 sq.ft. This southern edge of the block offers a strategic location for a new cultural 
precinct given it is located in close proximity to the Royal Museum and Parliament Buildings to 
the southwest. 

As part of this consulting assignment, Colliers International was asked to consider the 
possibility of developing the Bowling Green and Cridge Park as a cultural precinct that would 
house a new Art Gallery and possibly a Children's Museum as well. From a siting perspective, 
the site is large enough to accommodate a two storey Art Gallery with approximately 32,000 
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sq. ft. of space and a Children's Museum with approximately 20,000 sq. ft. of space as well as a 
component of open space for both uses. It is anticipated that underground parking would be 
provided although the exact number of stalls and the ultimate configuration is yet to be 
determined. 

On September 22, 2008 Colliers International along with City representatives met individually 
with representatives of each of the City of Victoria Art Gallery and the proposed Victoria 
Children's Museum in order to more fully understand the motivations and programming of the 
proposed respective facilities. A preliminary building program of each facility is attached to 
this report in Appendix A. 

The Art Gallery believes this site would suit the locational requirements of a new gallery given 
the close proximity to the Empress Hotel, the Victoria Conference Centre, the Royal British 
Columbia Museum and other tourist draws. The Art Gallery's strong preference is for a stand

alone building, one, which recognizes the significance of the uses, contained within, and for 
this reason, a stand-alone building is essentially the only building form currently being 
considered. Further, the Art Gallery was focusing their efforts upon locating on the Bowling 
Green I Cridge Park site given Council of the day outlined a willingness to consider this site as 
a future location for these cultural uses. Consequently, they felt the site was a superior site 
over others and location wise, it aligned with their programmatic objectives. While the issue 
of incorporating an Art Galley within a larger development (i.e. mixed -use) was raised, the Art 
Gallery did not feel that this type of development offered them the opportunity or exposure 
consistent with their objectives. 

The Children's Museum also believes the Bowling Green/Cridge park site is appropriate for a 
new Children's Museum given the surrounding context and potential synergies with the Art 
Gallery. While the two groups have met independently to review the potential sharing of 
facilities, programmatically the two uses are quite dissimilar given the main audiences these 
groups cater to. As such, Colliers believes that the two uses should be accommodated in 
separate facilities with possible overlap in terms of parking/drop off, and outdoor open space 
only. In this regard, MCM has illustrated two separate buildings on the Bowling Green/Cridge 
Park site, the Art Gallery at the west end of the site and the Children's Museum at the east end 
of the site. However, these locations could be interchangeable, albeit it is believed that the 
west site offers the Art Gallery a premier location . 

The west site offers the Art Gallery a number of benefits for building siting including: 

• The west site is larger in size offering more flexibility in the design, particularly in a 
north-south direction for the larger of the two proposed buildings; 

• The east side of the site tapers providing less flexibility and the loading configuration 
can more easily be accommodated on the west side if the site; 

• The Gallery building would be more in keeping with the scale of the surrounding 
buildings on the west side of the site as opposed to lower scale, more park like 
surroundings on the east side of the site which would be more compatible with a 
smaller building (Museum); 
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• 
-

The west side offers more synergies with Crystal Gardens for larger exhibits that might 
use the public areas of the Crystal Gardens building for gatherings; and, 

• The Art Gallery likely will have a somewhat wider and larger audience so there would 
be some advantage to locating it closer to the main tourist draws around the inner 
harbour. 

ART GALLERY 

The Art Gallery has developed a strategy that would retain the existing facility, which would 
house the majority of administrative functions, and archives with a new approximately 32,000 
sq. ft. facility developed on the Bowling Green site for public gallery space. 

MCM has illustrated a conceptual building for the Art Gallery that contemplates the following: 

• A two-storey building approximately 16,000 sq. ft. in size per floor 

• Floor to floor heights of approximately 24 feet 

• Building located at the west end of the site with a grand entrance at the southwest 
corner of the building 

• Underground parking stalls of approximately 40 stalls per level (utilizing the area under 
the Art Gallery) 

• Drop off along Belleville Street as well as access to underground parking 
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• Truck loading located at the northwest corner of the building so that full semi-trailers 
can access the rear of the site via the one-way truck route through the site. 

The development of the site has been approached from a phased development perspective such 
that the Art Gallery could be developed at the west end of the site first, inclusive of a 
component of underground parking and drop off. While preliminary in nature, the siting of the 
building proposes that it occupy the west end of the site with the entrance located at the 

southwest corner of the building. This site is considered the premier location for the Gallery. 
In addition, this layout allows for a portion of Cridge Park to remain and provide outdoor space 
related to the Art Gallery in the short term if the Children's Museum takes a longer period of 

time to materialize. 

With respect to the cost of underground parking associated with the Art Gallery, 40 stalls have 

been conceptually illustrated under the Art Gallery. Based on recent costing, Colliers 
anticipates that the cost of constructing these stalls would range from $38,000 to $45,000 per 
stall. This would result in a cost ranging from S 1. 52M to S 1. BM. Once design and engineering 

costs are taken into consideration , the costs would increase upwards , closer to $2.0M. 

View of potential Art Gallery location looking north from Belleville Street. 



48 -

CHILDREN'S MUSEUM 

The Children's Museum appears to be gathering momentum in their development plans as they 

have a preliminary functional program and they anticipate moving forward upon the availability 

of funds. The Children's Museum concept is to provide approximately 20,000 sq. ft. dedicated 

to exhibits and displays focused on children. There is a growing number of Children's Museums 

in North America whose primary audiences are school age groups as well as local families and 
tourists. 

It is important that the facility retain the ability to appeal to the target audience both in terms 

of interior features as well as an external presence that is welcoming and exciting for Children. 

The ability to locate a Children's Museum as part of a larger development was explored and it 
is believed that this concept would work subject to a strong sense of arrival from the street as 

well as the ability to theme the exterior of the premises appropriately for the target audience. 

As outlined earlier, the Children's Museum has met independently with the Art Gallery and the 

two groups have shared programmatic information with each other. It is anticipated that a 

small amount of space could be developed as shared space to achieve greater efficiencies. 

However, given the fundamental differences in programming it is not warranted to examine 

shared facilities. There are some very good reasons for considering the siting of a Children's 

Museum as part of the site planning efforts given they can both be considered as ancillary uses 

and would assist in anchoring this new " cultural precinct" within the downtown area . 
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Some of the key features necessary for a Children's Museum are: 

• Strong street presence and themed entry primarily geared towards children; 

• Outdoor space in close proximity; 

• As much parking as possible, allowing families easy access to their cars and day trip 
supplies; 

• Can be a two level facility as long as there is a strong connection between floors; 

• Size requirement estimated to be 20,000 sq.ft. and, 

• Require bus loading/ drop off to accommodate school programs 

Given the nature of this consulting assignment, the Children's Museum has been sited on the 
Cridge Park site so as to test the "fit" of the proposed building. The building has been 
modelled as a two-storey building with approximately 10,000 sq.ft. per floor, located at the 
east end of the site. The building's main entrance would be from the south, along Belleville 
Street. A component of underground parking should be developed in conjunction with the 
building as well as a drop off along Belleville Street. 
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MARKET OVERVIEW 

BRITISH COLUMBIA OVERVIEW 

British Columbia grew at a slower than desired pace in 2008 at 1.2% as the economic crisis 
continues to plague the country. Domestic demand dropped signficantly in 2008 as a result of 
declines in real income, household wealth, and consumer confidence. Exports continue to 
remain low as the lack of demand from the US continue to hurt B.C's forest and manufacturing 
sectors. Overall, BC is expected to grow by a mere 1.8% in 2009 before rebounding in 2010. 
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According to the Conference Board of Canada, 
British Columbia can expect to see slightly 
positive GDP growth of 1.8% in 2009 compared 
to a disappointing 1.2% in 2008. A decline in 
manufacturing and commodity prices 
contributed to the significant drop in GDP 
growth last year. 

The Bank of Canada lowered the overnight target rate to 1.00 % in an announcement on 
January 20, 2009, lowering the bank rate to 1.25%. CPI was at 1.11 % as of December 2008. In 
BC, the Bank's prime business rate is currently 3.00%. 
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According to BC Stats, the CPI dropped 0. 7% in 
November 2008 to 1.11% in December 2008. 
Overall, BC's CPI was 2 .1 % higher in 2008 
compared to 2007. However, with dropping 
gasoline and energy prices the Bank of Canada 
expects CPI to dip below zero in the first two 
quarters of 2009. 
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HOUSING 
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According to CMHC, housing starts in the 
province dropped 11.1 % in 2008, as 
homebuilders slowed construction in the latter 
half of the year, marking the end of a seven
year run in which housing starts experienced 
the longest continuous upturn in at least two 
decades. Despite the slowdown in 2008, new 
home construction in the province last year 
remained above the ten-year average. The 
Conference Board of Canada expects housing 
starts to contract further by 14.5% in 2009. 

British Columbia's unemployment rate rose 0.4 
percentage points to 5.3% (seasonally adjusted) 
in December as a result of a shrinking number 
of jobs (-0.3%) and a slight expansion in the 
size of the labour force (+0.1%). This marks the 
fifth consecutive month in which the province 
has failed to see an increase in the number of 
jobs. 

Retail sales in the province slowed in October, 
slipping 2.0%. A decline in retail sales in 2008 is 
attributed mainly to a drop in consumer 
confidence as household income and wealth 
soften. Canadians are looking to save rather 
than spend and the result was reflected in a 
minimal 0.8% increase in sales in 2008 a 
dramatic decrease compared to 7.1 % in 2007. 
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POPULATION 
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According to BC Stats, BC population estimate 
as of 2008 reached 4,381,603 a moderate 1.6% 
growth since 2007. The Conference Board of 
Canada forecast that population growth is 
expected to flatten out in the next few years 
with an average annual growth rate of 1.2% in 
2010-2013. 

British Columbia's migration pattern is illustrated in the following table. 

International lnterprovincial Total Net 
Year Net In Out Net Migration 

1994 - 95 2,065 70,783 41 ,492 29,291 1,356 
1995 - 96 9,567 6,959 44,934 22,025 1,592 
1996 - 97 5,802 59,432 49,552 9,880 55,682 
1997 - 98 27,982 51,524 61,553 -10,029 17,953 
1998 - 99 27,055 3,300 57,784 -14,484 12,571 
1999 - 00 27,670 3,465 58,075 -14,610 13,060 
2000 - 01 34, 184 3,338 51,624 -8,286 25,898 
2001 - 02 34,287 7, 159 55,715 -8,556 5,731 
2002 - 03 9,154 8,078 49, 115 -1,037 8, 117 

003 - 04 29,627 50,406 42,541 7,865 

35,842 54,280 46,066 8,214 4,056 

37,942 55,759 51,980 3,779 1,721 

006 - 07 35,200 64,900 56,100 8,900 4,000 

~zoo? - 08 33,400 64,600 53,600 11,000 4,400 

2008 - 09 33,400 64,300 52,100 12,200 5,700 
•La test available figure 

Although BC is performing at a slower pace compared to previous years, the economy continues 
remain in positive growth territory. The US housing crisis has brought Canadian consumer 
confidence to a more moderate level. However, with employment and personal income 
remaining strong, consumer spending is expected to rise in 2009. The Canadian Dollar is 
expected to decline against the US dollar as commodity prices decline. This results in a positive 
effect on BC exports. Overall, BC is thriving on the offset of growing sectors against declining 
sectors, and if positive factors continue to remain in place, BC will lift itself out of this slow 
down sooner rather than later. 
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VICTORIA REGIONAL OVERVIEW 

The Capital Regional District (CRD) covers an area of some 2,450 square kilometres of Southern 
Vancouver Island, extending from Sooke to the outer Gulf Islands. 2006 Census figures indicate 
that the CRD had a population of 321,269, an increase of 5.8% over the 2001 census. Because 
of its temperate climate, the region has become highly desirable for retirement living. As a 

result, it is estimated that some 19% of the regions population is over 65 . A summary of the 
population breakdown of the CRD is shown below. 

1996 2001 2006 % 
Municipality Census Census Census Change 

01-06 
Central Saanich 15, 155 15,348 15, 745 2.6% 

Colwood 14,412 13, 745 14,687 6.9% 

Esquimalt 16,855 16, 127 16,840 4.4% 

Highlands 1,481 1,674 1,903 13.7% 

Langford 18,242 18,840 22,459 19.2% 

Mete hos in 4,899 4,857 4,795 -1.3% 

North Saanich 10,772 10,436 10,823 3.7% 

Oak Bay 18,493 17,798 17,908 0.6% 

Saanich 105,463 103,654 108,265 4.4% 

Sidney 11,084 10,929 11,315 3.5% 

Sooke - 8,735 9,704 11.1% 

Victoria 76,831 74,125 78,057 5.30% 

View Royal 6,704 7,271 8,768 20.6% 

Capital Region Total 300,391 303,539 321,269 5.84% 
Victoria % of Capital 25.6% 24.4% 25.3% n/a 
Region 
British Columbia 3,882,043 3,907,738 4, 113,487 5.3% 

The economy of Greater Victoria is very much dependent on service oriented business and 
government services. Victoria is the west coast base for the Canadian Navy, and their presence 

has significant economic impact through commissariat requirements. Another major economic 
contribution to the region is tourism. During 2002, tourism revenue reached $1 .07 billion 
dollars, up some $35.0 million from the previous year, even though ferry and airport passenger 
traffic was down year over year. 

Transportation facilities are varied and essential to the overall economy. The major highway 
infrastructure consists of the Trans Canada Highway and the Patricia Bay Highway linking 
Downtown Victoria with the airport and the BC Ferries terminal at Swartz Bay. 
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VICTORIA 

The City of Victoria is the business, education and cultural centre for Vancouver Island. 
Victoria's population growth rate is stable, reflecting Victoria's reputation in Canada as a 
retirement city. 

Major employers in Victoria are crown corporations, public institutions and the government. 
Fiscal responsibility on the part of these three entities led to the tepid office market for much 
of the late 1990s, 2000 and 2001. The private sector moving in was largely responsible for 
keeping the office market from completely collapsing. But with the government downsizing on 
the wane, the office market should stabilize. Victoria's labour market has also been able to 

withstand this pressure of government cost-cutting in recent years. With this phase behind, 
the outlook on Victoria's economy is greatly improved. 

The malaise in government, the office market and the labour market in the late 1990's gave 
tourism more prominence to Victoria's economy, as it was largely responsible for mitigating 
those shocks. The private sector and government usually bring visitors who are not particularly 
rate-sensitive and tend to increase conference activity coupled with Victoria's (and BC's) 
growing tourism industry, lodging demand will be higher in the lead-up to Olympics. 

DOWNTOWN CORE 

The Downtown core of Victoria is bounded by the Inner Harbour to the west, Humboldt Street 
to the south, Cook Street to the east and Discovery Street to the north. The area covers thirty
five blocks; twelve of which comprise the Retail Core. This area also contains the largest 
proportion of office development at about 68% of the total inventory. The Old Town 
neighbourhood comprises the original settlement of Victoria adjacent to the inner harbour. 
Within this area, that generally extends from Pandora Avenue in the north, Douglas Street to 
the east, and the Parliament precinct to the south and the Inner Harbour to the west. The 
main downtown commercial district is generally within these boundaries. 

Douglas Street is the central north-south commercial corridor in Victoria and is one of the two 
major arterial roadways facilitating access into downtown, particularly from the northern and 
western communities. Bus transportation is provided along Douglas Street. Blanshard Street, 
which is the next major street east of Douglas Street, is the primary north-south artery 
facilitating access to the Saanich Peninsula, the Victoria International Airport, the BC Ferry 
terminal at Swartz Bay and the Municipality of Saanich. 

The majority of office development is located along Douglas Street, View, Fort, Broughton, and 
Courtney Streets. The prime commercial corner in Victoria is at the intersection of Fort and 
Douglas Streets, with buildings in close proximity including the Royal Bank building, the 
Canadian Imperial Bank of Commerce building and an 11 storey office building at 747 Fort 
Street. These properties along with the Sussex Building at Douglas and Broughton Streets, and 
the government office complex at 940 Blanshard Street, are the largest office building 
complexes in the downtown core. 
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TOURISM 

During 2007 airport travel increased by 6.5%, with 82,500 additional passengers traveling to 
the Island. BC Ferries reported an increase of 2. 7% in vehicle traffic and 1. 5% in passenger 

counts. This year more than 160 cruise ship visits brought over 320,000 visitors to Victoria. 
Although slightly less than the record number of people in 2006, this represents a 700% 
increase in just 8 years. 

Victoria's average room occupancy and daily room rates both grew, coming in at 70% and $132 
respectively, indicating a healthy accommodations market. The Canadian Dollar's rapid 
appreciation of late, especially in relation to the greenback, combined with confusion over new 
ID requirements for Americans, has created some concern over Victoria's historically strong 
reliance on our southern neighbours for tourist revenue. Vancouver Island's increased 
popularity amongst domestic and international travelers abroad has so far buffered the loss of 
overnight visitors from the United States. These factors are, in part, changing Victoria's 

typical tourist profile. 

VICTORIA OFFICE MARKET OVERVIEW 

At the end of 2008, Victoria's office vacancy rate was at its lowest level in 13 years. This can 
be attributed to continued demand and lack of new supply, which was negative at (20,500) 
square feet. During 2008 there was little evidence that the much-publicized economic 
downturn had a significant effect on the Victoria office market. There is currently 345,300 
square feet of new construction under way, with 190,000 square feet being built downtown. 
Vacancy levels have likely reached a low point, pushing rental rates for quality A and B space 
toward levels required to support new construction. It is anticipated that 2010 is the earliest 
delivery date for any significant new office space inventory. 

VACANCY 

Overall vacancy dropped from 2. 9% to 2.5% in 2008. Downtown vacancy is down significantly 
from 2.8% to 2.0%. The suburban vacancy rate inched downwards from 3.2% to 3.1 %, the lowest 
in 16 years. Class B vacancy dropped from 2. 7% to 2.4%, the lowest in 14 years . The continued 
lack of available Class A Et B space forced many tenants into Class C buildings. This resulted in 
a sharp decline in Class C vacancy from 7.8% to 4.0% in 2008, the lowest level in 14 years. 

ABSORPTION 

Net absorption for 2008 was slightly less than 20,000 square feet, well below average of 
140,000 square feet and the lowest in 5 years . This was primarily due to a continued lack of 
quality inventory. There continues to be pent-up demand for Class A & B+ premises. All the net 
absorption recorded was attributed to the public sector with none recorded for the private 
sector, the first such occurrence in 7 years . 
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One new 15,000 square foot office building in Langford was competed in 2008 for the RCMP. 
With the demolition of 3347 Oak Street and the "old" Telus building (800-block Yates Street) 
earlier in the year, a total of 35,500 sq.ft. was removed from inventory. As a result, net new 
supply for 2008 was negative 20,500 sq.ft. Five new office buildings are currently under 
construction: Downtown; 800 Yates, the 180,000 square foot Atrium & SoMA's (732 Broughton 
Street) 2 floors of office space, totaling 10,000 sq. ft. Suburban; Dockside Green's first phase of 
office space (Harbour Road) with 27,300 sq.ft. , The Raven Building (4396 West Saanich Road) 
with 16,000 sq. ft., and Phase 1 of Morguard's Uptown development with 112,000 sq. ft. 

FORECAST 

There are very few "at risk" private sector tenants and half of our office market is occupied by 
various levels of government that have not yet been negatively impacted by the current global 
downturn. Given the lack of new supply and pent-up demand, the vacancy rate will likely 
remain in the 2% range in 2009. The market is responding with three new office buildings due 
to be completed in 2009, totaling 53,300 sq .ft.; most of which has been pre-leased. In 
addition, four buildings are undergoing major upgrades in the Downtown area, totaling 71, 900 
sq.ft., bringing a total of 125,200 sq.ft. of new/renovated supply to the market in 2009. We 
are anticipating absorption will be low in the first half of the year, until after the Provincial 
election and as we adjust to the global economic situation. We expect net absorption to rise to 
approximately 90,000 sq. ft., as new and retrofitted product becomes available. 
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VICTORIA RETAIL MARKET REVIEW 

Victoria's retail market in 2008 remained strong amid an emerging global economic downturn, 
and although the fundaments are sound, many retailers are bracing for the impact that rapidly 
decreasing consumer confidence will have on their businesses. Over the past number of years, 
continued economic prosperity and a low unemployment rate have allowed Victoria's retail 
vacancy rates to hit historic lows in both the downtown and shopping centre categories. 
Downtown streetfront vacancy now sits at an all time low of 2.7%, down slightly from the 
record set in 2007. The shopping centre vacancy rate stayed at 1.1 %, as has been the case for 
the past 4 years, even with the addition of 66,000 square feet of new product. 
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DOWNTOWN TRENDS 

The downtown street front vacancy rate dropped to a record 2. 7% in 2008 from 2. 9% the 
previous year. Over the past several years Victoria's downtown core has been transforming into 

a vibrant mix of commercial and residential real estate. An influx of new residents into the 
City's core is the direct result of the numerous residential condominium projects that have 
recently been completed. In the face of declining tourism , this new growth has been good news 
for many downtown retail establishments. Unfortunately, traditional tourist shops have 

suffered greatly during this period. This shift away from tourism, and its impact on retailers in 
prime tourist blocks, suggests that the type products and services provided must cater to the 
needs of this new demographic. 

Burgeoning residential activity in the Harris Green and Humboldt Valley has created nev; retail 

nodes through the emergence of stores that offer day-to-day services to new residents living in 
close proximity. There are now more people in the downtown area year round , a trend surely 
to continue as additional residential developments are completed. New restaurants and bars 

will open as more people live, work, and play in Victoria's new urban centre . 

Downtown Streetfront Vacancy 

TOTAL VACANT 
VACANCY 

YEAR STOREFRONT STOREFRONT 
RA TE ( 70"1W 

(LINEAL FT.) (LINEAL FT.) 

2000 43,726 1,793 5.9% 
200 1 43,700 1,525 5.0% 
2002 43,700 1,704 5.6% 
2003 43.700 2,379 7.8% 
2004 43,700 2,222 7.3% 
2005 43,700 2,381 7.8% 
2006 43,722 2, 149 7.0% 
2007 43,032 863 2.9% 
2008 43, 182 8 16 2. 7% 

•Percenlofe rotol to 7~'~ of Inventory lo occounr for non-storefront fronrage. 

The historic Hudson ' s Bay building is destined to be reborn as The Hudson in the next 2-3 
years. This project by Townline Group will initially consist of approximately 37,000 square 
feet of ground floor retail space. Development activity on the blocks adjacent to The Hudson 
will also bring additional street level retail space to the north end of the downtown core. 
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FORECAST 

Although little impact of the global downturn on Victoria's retail market was seen in 2008, 
2009 could play out differently. However, continued low vacancy rates, low unemployment, 
and ongoing population growth provide a healthy foundation for the market to rely on during 
these uncertain times. Specifically, downtown's northern periphery and the Humboldt Valley 
remain a source of optimism and growth. The changing demographic in the downtown core will 
be a challenge to certain retailers, though ultimately this will lead to a more diverse and 
robust set of offerings in the area. 

Rental rates have peaked in 2008, although we do not expect to see any rapid declines due to 
the limited supply and solid market fundamentals. With little remaining inventory left to 

absorb, existing shopping centres are likely to expand and renovate in the coming years, 
although some of these plans may be temporarily put on hold. Approximately 750,000 square 
feet of new retail space, the majority coming from Uptown's two phases, is scheduled to be 
completed over the next 5 years. It is anticipated that this, along with a softening economy, 
will bring Victoria's shopping centre vacancy rate back up to the 10-year average of 3%. 
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VICTORIA RESIDENTIAL MARKET SUMMARY 

Consistent with the significant price appreciation and active real estate markets across the 
province over the last several years, Victoria's housing market has been robust. However, the 

market is experiencing a downturn in volumes and is starting to exhibit marginal price 
corrections. While data is only starting to emerge, it is relatively clear that the condominium 
market has changed dramatically. In comparison to a very healthy market a year ago, the 

current climate is much more muted with a significant slow down in sales. 

The following table illustrates the slow down in condo sales over the first half of 2008 in 

comparison to 2006 and 2007. In fact, it has been recently announced that 'the Radius' 
development will not proceed given the current challenges. Overall, very little activity has 
occurred in the downtown Victoria market with no new project launches and few sales . 

• 
Product Total# Total Average 

Project Name Status Type of Units Sold Sales Start 2006 2007 2008 PPSF 
High 

Aria Now Selling Rise 174 163 February 28, 2006 105 53 5 $510 
High 

Juliet Now Selling Rise 96 82 November 18, 2006 35 36 11 $552 
High 

The Falls Now Selling Rise 155 151 September 2, 2006 88 61 2 $640 
The Hudson Now Selling Lofts 152 98 October 13, 2007 N/A 90 8 $640 
The Radius High September 15, 

(CANCELLED) Now Selling Rise 111 56 2007 N/A 56 0 $520 
High 

Balance Now Selling Rise 175 135 September 9, 2006 45 80 10 $560 
High 

Bayview Now Sellinq Rise 138 110 November 23, 2006 65 37 8 $750 
363 413 44 

Mid Rise 

Product Total# Total Average 
Proiect Name Status Ty e of Units Sold Sales Start 2006 2007 2008 PPSF 

Mid 
365 Waterfront Now Selling Rise 84 20 Sep-07 N/A 17 3 

Mid 
Chelsea Now Selling Rise 66 53 Sep-06 23 23 7 
Parkside Mid 
Victoria Now Selling Rise 126 108 Mar-05 20 10 5 

The Cherry Mid 
Bank Now Sellinq Rise 51 21 Apr-07 N/A 17 4 

63 67 19 

Of the projects summarized, "the Falls" is most directly comparable to the condominium 
development scenario on the Apex site. In spite of the slow down in the residential 
condominium market, Victoria's economic fundamentals appear to remain sound. Strong 

employment and income growth continue to support consumer spending. 

$645 

$615 

$950 

$575 
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APPENDIX A - ART GALLERY & CHILDREN'S MUSEUM 

PROGRAMMING REQUIREMENTS 

VICTORIA CHILDREN'S MUSEUM FUNCTIONAL PROGRAM 

haley eharpe design 

FUNCTION 

ARRIVAL 
WASHROOMS 

3 COATS/CHANGE 
4 RESTAURANT/CAFE 
5 SHOP/CAFE/ 

HUBILOBBY 

CRAWLERS 
LIGHTHOUSE 
ENVIROMENT 
WATER 
MARKET/ART 
TEMPORARY 

.. i 

e MUSEUM MANAGEMENT 
7 ADMIN OFFICE 
8 STAFF SUPPORT 

Sep-08 

VCM SPACE 2008 

760 
700 

CKETSJJNFO 

I 
KITCHEN 
CHECKOUT 

EXCEPT FILES 

VCMIAGGV 
50%SHAREO 

SPACE 

300 
100 

600 
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Functional Program 
tor 

AGGV DOWNTOWN 

3.0 GENERAL PROJECT REQUIREMENTS 

3.3 SPACE REQUIREMENTS LIST 

Summary of Spatial Requirements 

MAJOR GROUP 

SUBGROUP 

A ARRIVAL I VISR"OR SERVICES 
A. 1 Visit« Arrtval 
A.2 Visit« Services 

TOTAL GROUP A ARRIVAL I VIS.ITOR SERVICES 

9 PROGRAMS 
B .1 Assembly Spacea 
B .2 Program& I Education 

TOTAL GROUP B PROGRAMS 

C . GALLERIES 
C .1 Gallery Spaces 
C .2 E>chlblUon Support 

TOTAL GROUP C GALLERIES 

D EXHIBmON I COLLECTION HANDLING 
D .1 Coltec:lion Processing 
D.2 .Conservation 

TOTAL GROUP D COLLECTIONS HANDLING 

E GALLERY MANAGEMENT 
E .1 Adminletration Offices 
E .2 staff SupflOrt 

TOTAL GROUPE GALLERY MANAGEMENT 

F PHYS1CALPLANT 
F .1 Building Opetations 

TOTAL GROUP F PHYSICAL PLANT 

GRAND TOTAL BUILDING FUNCTIONAL PROGRAM 

"l. 

NET SPACE REQUIREMENT 

SF 

"100 
3,000 
7,200 . 

2,280 
900 

3,150 

1tl,300 
1,800 

17,100 

2,8_50 
278 

3.125 

770 
675 

f,"5 

545 
545 

32,675 

SM 

390.2 
278.7 
688.9 

210.0 
83.6 

293.6 

1.421.4 
167.2 

1,5Ba6 

264.8 
25.5 

290.3 

71.5 
82.7 
71.5 

50.6 
S0.6 

2,964 

.'# 
All area figures e:icprus net functlontll area: true net space devoted to each functton measured to 
Inside face of defining partiUona or boundaries. Internal an::ulillion within exhibition spaoes and 
aisles/ mtnoeuvering space In collectlon storage 11p&ces are counted as part of the functional area. 
otherwise no circulation, building structure, or building service apace Is counted as functional area. 

Lundholm Associates Alchltects 21 
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Functional Program 
f()( 

AGGY DOWNTOWN 

3.0 GENERAL PROJECT REQUIREMENTS 

-
. -- -
A .·.~Rc"i T 
\ ."i I f C' V 

• ' o • I • ' o I ~ l • .. 

MAJOR GROUP 

SUBOROUP 

NET SPACE REQUIREMENT 

A ARRJVAL I VISITOR SERVICES 

A .1 VISITOR. ARRIVAL 
A .1 .1 Vestibule 

A .1 .2 Main Lobby I Event Space 

A .1 .3 General Orientation Area 

A .1 .4 Admissions 

A . 1 .5 Security Deak 

A .1 .8 Coat Room 
A .1 . 7 GtcMlp Coats I Backpacks 

A .2 .8 Ar9tAid 

A .1 .9 First Aid Tollet 

A . 1 Parente' Room 
A .1 .11 Lobby Storage 

A .1 Wet Bar 

A .1 catertng Support 

A .1 Evenls Storage 

A .1 W!mhroorne F 

A .1 Wnhtooma M 

SF SM 

100 9.3 
2,000 185.8 121.i • JOO persons Jlanding + r9lt « klbby fllru:tioMI 

in A t .2 

WIA'-2 

lnA 1.2 

200 18.8 wl 9IO\lll COits 40011 I sa1111 • 2002 1tuc1y 

200 18.6 1 dlN (481 capadty 

1GO 9.3 
lnA 1.7 

100 9.3 

100 9.3 
100 9.3 

zoo 18.6 

500 "4e.5 
400 37.2 

200 18.6 
~~~~~~~~~~~~~~~~~~~~~~~~~~ 

SubtotMA.1 

A .2 VISITOR SERVICES 

A .3 .1 Boutique 

A .3 .2 Boullque omce 
A .3 .3 VVomocm / l11V811tory 
A .3 .4 CaM I Restaurant 

A .3 .5 CaM I Restaurant Kitchen 

A .3 .6 Food Services Offloe 

SWtolalA.2 

TOTAL QROUP A 

22 

4,200 

1,800 

200 

lnA.3.2 

750 

150 

100 
3,000 

7,850 

390.2 

167.2 

18.6 

69.7 2002 study 

13.9 eervery t}'Pe only 

9.3 

218.1 

710.1 

29 February 2008 
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A R T 
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. .. . 

MAJOR GROUP 

SUBGROUP 

B PROGRAMS 

B .1 ASSEMBLY SPACES 
B .1 .1 Multi-Purpose Room 
B .1 .2 ProJectiOn /Audio Conlrol Room 
B .1 .3 AN ~room J Storage 

B .1 .4 Grftln Room 

B .1 .5 Muffi..Pur RQOm Suppott 

• 
Functions' Program 

tor 

AGGV DOWNTOWN 

3.0 GENERAL PROJECT REQUIREMENTS 

NET SPACE REQUIREMENT 

SF SM 

1,SOO 139.4 100 paraor.-bad + IUigll 

&Cl 5.6 
110 13.9 

1110 13.9 

.coo 37.2 
~~~~~~~~~~~~~~~~~~~~~~~~~~ 

Subtor.J B.1 

B .2 PROGRAMS I EDUCATION 
B .2 .1 AdiYity Room 
B .2 .2 Adivity Room Suppof1 

Subtotal 8.2 

TOTAL GROUP B 

C GALI.ERIES 

C .1 GaUery Sp.ec:es 

C .1 . 1 Orientation/Tout Convening 

C .1 .2 Gaffery 1 

C .1 .3 GaRery 2 

c .1 .4 Ganery 3 
C .1 .5 G111ery4 
C .1 .8 Gallery X 

c .1 . 7 In-Gallery Interpretation Aseas 
Subtotal C.1 

C .2 EXHIBffiON SUPPORT 
C .2 . 1 Exhibition Support I Aocllmatizatlon 
C .2 .2 Exhibit FumlhJre Storage 
C .2 .3 E:ichiblUon PNparation Wlrkshop 

Subtotal C.2 

TOTAL GROUP C 

Lundholm Associates Artlhitects 

2,ZfO 210.0 

750 69.7 

1IO 13.9 

900 83.ts 

3.fflO 213.8 

300 27.9 
19,000 1,393.5 

bcMlal- al gmlllrla lbd 

IXQICdlNl'I al 1111lllrlllll lbd 

llteelcdown ol galeritt1 lbd 

'-akdawn rJ ~ Cbd 

dittrl:luled llvougll ~ 

15,300 1,421.4 

1,000 82.Q 

500 49.5 

300 27.9 
1,800 167.2 

11, 100 1,AB.I 

M!*ll9 'dlnV' ·~~· epace 1ot II.Ide ClmPt, 
family Sunday. etc. 

NJGV 

23 
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Functional Program 
for 
AGGV DOWNTOWN 

3.0 GENERAL PROJECT REQUIREMENTS 

MAJOR GROUP NET SPACE REQUIREMENT 

SUBGROUP SF SM 

0 EXHIBITION I COLLECTION 
HANDLING 

D .1 COLLECTION PROCESSING 

D .1 _ 1 Exhibitions Truck Bay na 

D .1 .2 Exhibitions Shipping/Receiving 500 46.5 
D .1 .3 Re~vmg Ofllce I Repottlng 100 9.3 
D .1 A Moving Equipment 200 18.6 
0 • 1 .!5 Crate Storage 7110 159.7 

o .1 .e Short-term M storage 1,!IOO 139.4 

Subf/otal D.1 2,HO 264.8 

0.2 CONSERVATION 

J:l 2 .i Ci:msetvatiQO Wgr:IJ.llKlm 2111 jlH5 
0 .2 .2 Disaster Contingency Space 75 7.0 

SublDtal D.2 275 2!J.5 

TOTAL GROUP D 3.116 ZI0.3 

E GALLERY MANAGEMENT 

E .1 ADMINISTRATION OFFICES 

E .1 . 1 Reception I Receptionist 120 11.1 
E .1 .2 Site Dlrec;tor 160 13.9 

E .1 .3 E>lhibition I Prognms Coordinator :soo 13.9 

E .1 .4 Flexll*J • Guest Curatar 100 9.3 
E l 5 E1&11:lble- Meas St Support jQQ 93 

Subtotml E.1 770 71.5 

E .2 STAFF SUPPORT 
E .2 .1 Meeting Room 200 18.6 
E .2 .2 Mail I ReprodUction Room 26 2.3 
E .2 .3 Files so 4.6 

E .2 .4 Staff/Sec:urityNolunteer -l.cMJngellunch 200 18.8 
E .2 .5 Staff I Guards Lockers M 100 9.3 
.E--2..._Ublft:L.Guacdei.or.tcers E 

Subtotal E.2 f75 82.7 

TOTAL GROUP ! fM.5 13U 

24 

-
A :,.~:. T 
~ 

:, I. I , F ;: \ 

• •too It' I • ait 

AGGV 

AOOV 

29 Feb<uary 2008 
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MAJOR GROUP 

SUBGROUP 

F PHYSICAL PLANT 

F .1 BUILOlNG OPERATIONS 

F . t .1 Security Control J Video Room 

F . 1 .2 Information Technology Server Room 

F . 1 .3 Local Hub Closets 

F .1 .4 Shipping I Receiving (non-collecliona) 

F .1 .Ci Garbage I Racydlng Room 

F .1 .8 General Storage 

SUbtotal F.1 

TOTAL GROUP F 

GRANO TOTAL 
BULDINO FUNCTIONAL PROGRAM 

Functional Program 
. for 

AGGY DOWNTOWN 

3.0 GENERAL PROJECT REQUIREMENTS 

NET SPACE REQUIREMENT 

SF SM 

120 11.1 

215 2.3 

•NqllQd 

100 9.3 

50 4JS 

250 23.2 ..,, 50.6 

'" !O.IS 

32,471 2,96<1 

All area figures express net funct/on81 atN: true net sp11Ce devoted to each Mlction measured to 
inside face of deftnlng partitions or boundaries. Internal drculatton within exhibition spaces and 
aisles I manoeuvering apace in collection storage 8P9CM are counted as part of the functiooal area. 
Olherwise no circulation, building structure, or builclng aervice space la counted •functional area. 

\...: 

Lundholm Associates Architects 25 
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APPENDIX B - APEX SITE ZONING 

PART 6.8 • CA-4 ZONE. CENTRAL AREA COMMERCIAL OFFICE DISTRICT 

Permitted Uses 1. The following uses are pennitted: 

(a) the production and sale of bread, cakes and other bakery 
products provided that: 

(i) such products are at all times during normal business hours 
offered for sale by retail on the same premises: 

(II) not less than 10% of such bakery products are in the 
ordinary course of business sold by retail on the premises; 
and 

(iii) the building or buildings used for such purposes do not 
occupy more than 650m2; 

(b) chartered banks; 

(c) offices used for business, charitable, religious, political or other 
purposes: 

(d) offices, surgeries and other establishments used for 
professional purposes: 

(e) residences. restricted to the second and higher storeys of a 
buildjog. provided that the entire first~ is used for purposes 
other than residential; 

(f) transient accommodation and transient accommodation 
accessorv uses: 

(g) rental businesses: 

(h) restaurants: 

(i) retail sales, other than gasoline and automotive fuels; 

(j) theatres, auditoriums, gymnasiums and other places of 
recreation or worship; 

(k) drycleaning or clothes pressing or both, provided that: 

(i) the building or part of a building used for this purpose 
does not comprise more than 279m2: 

(ii) no clothes are drycleaned or pressed unless they have 
been delivered to the premises by the customer; 

1 of2 
Amen(fei;I No11 10/00 
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6.8 

Height 

Floor space Ratio 

Setbacks 

Parking and Loading 

2 of2 
Amendl'ld No11. I01Qg 

(I)~; 

(m) bosD;tals., private hospJtals, nursing homes, intermediate care 
facilities and community care faciltil!s. 

(n) high tech· 

(o) call centre 

2 None of the aforesaid uses shall be deemed to authorize the 
carrying on of a serylce station business. 

3 No building shall be constructed or extended to exceed the 
following height limitations: 

(a) 10 metres at all lot lines bordering a.il!:U!. 

(b) For each 5 cm by wbfch tbe Ml!lbl exceeds10m, that 
portion of the building which exceeds 1 Om lo hfilgh! shall 
be set back 1 cm from an lot lines bordertng a ..mttt. 

(c) No building shall exceed 43m in~-

4 The floor space ratio of a building shall not exceed 3 to 1. 

5 No byj!djng having a b.algb1 of more lhan 15m shall be erected 
or used unless It has a side vard not less than 4.5m in~-

6 No off-street parking facilities are required with lhe exception of: 

(I) premises used for transient accommodation. which premises 
shall be provided with off-street parking units for automobiles 
equal in number lo not less than 50% of lhe number of 
translenl accommodation units thereon; and 

(II) premises used for residential accommodation, which 
premises shall be provided with off-street automobile parking 
units equal In number to not less tban 70% of the number of 
dwe!!lng units lbereon. 

7 No off-street loading facilities are required in this zone. 
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APPENDIX C - TITLE & TAX INFORMATION 

APEX SITE 

Date: 08/10/27 mLE SEARQ-l PRINT· VANCOUVER Time: 08:22:51 
Requestof: (PJS2955) COLLIERS INTERNATIONAL REAL TY ADVISORS Page: 001 

TTTI..E - ~252 

VICTORIA LANO TITLE OFFICE TinE NO: P42S2 
FROM mLE NO: G54542 

APPLICATION FOR REGISTRATION RECEIVED ON: 19 JULY1 1978 
ENTERED: 31JANUARY,1985 

REGISTERED OWNER IN FEE SIMPLE: 
THE CORPORATION OF THE CITY OF VICTORIA, 
1 CENTENNIAL SQUARE1 

VICTORIA, B.C. 

TAXATION AUTHORITY: 
CAPITAL ASSESSMENT AREA 
CITY OF VICTORIA 

DESCRIPTION OF LAND: 
PARCEL IDENTIAER: 001-121-987 
LOT 1 OF LOTS 207, 209, 210, 228 AND 127061 VICTORIA CITY, PLAN 31886 

LEGAL NOTATIONS: 

THIS TITLE MAY BC AFFECTED BY A PERMtT UNDER PART 29 OF THE 
MUNICIPAL ACT SEE OF ED16161 

Q-lARGES, LIENS AND INTERESTS: NONE 

DUPLICATE INDEFEASIBLE lTil.E: NONE OUTSTANDING 

TRANSFERS: NONE 

PENDING APPUCATIONS; NONE 

"'*CURRENT INFORMATION ONLY - NO CANCEU..ED INFORMATION SHOWN*"'* 

-
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T;u: Report - 167 DOUGLAS Street 
R.a(l)rd Updamd • 05/29/2008 

JIM'lmk:tlan 
Property Addf 
Nunklp•lllJ 
Nelghllorhood 
AIU 
SUbAre• 
GroaTnu 

234·\llCTORIA ·cm OF Roll Numbs 01(130009 
761 OOJGLAS ST 
Vl·CITY Of VICTORIA Boord Code 
OlO·OOvmTOW~ '°"1M OOUGLAS ST Alt 

Prop«ty m OOM21-ll87 

MonPID'$ 
W1tarConn 

owner(•) 1 M11ma • Addreu 
"* NOT AVAil..ABLf ~• 

Ownar Nama • Malling Addfltl Infonnlltlan 
owner(•) 2 Mame • Addns& 
•• NOT AVAILABLE 0 

1602 NOEHHFIB.D RD 
N.&llA1MOOC 

Pean• Lat 
31886 I 

Legal Descrtptlo11 

Widtll 
La1'1dU11111 

llock Dist Lot 

1 CEr.TalNIAL 5Q 
VICTORIA BC 

Vfrtll 11'6 

Legal lnform1tl0n 

Land DIR 
57 

section 

PL 31886 LT 1 LD 57 LEASED PORTION. 

und • BuUdlllg Infonnatlon 

KA Ducrlf)llon OFFICE 

Oeplh Lot SIQ 
ActulllUH 
zoning 

BCAA Ditta Updabld • 05/29/08 

6du•TDll•• 
Lend 
ImproHment 

DR 
01/01/1978 
0?/01(1978 

Total Value lntonnatlon 

Mil UllLDlxlhla Iob!ll 
Sl,269,000 Gros1 Lind $1,l69,000 

$3,BOO GrCIH Jmpnwe .$3,800 
lnmptland 
lnmi-tlmprowe ~l,900 

$1,272,800 Munld" Tot.I Sl,269,000 

Prlc• 

$1 

sale H !story Ill formation 

Doeumene • 
P4252 
G~5ot2 

Township 

27792 SQUARE fEET 
OFFICE OlDG PRIMARY lJ$£ 

~1ble.T9Rl1 

Meridian 

GNlllS Land $1,269,000 
Groes lmprowe $3,800 
lumptlalld 
l!ll.1mpt l mpron S·3,800 

Sdlool TOtll $1,.269,000 

Type pf S..IU T111nt1dion 
REJECT NOT S\IITW SAlE .ulALSJS 
REJEO' NOT SUITED SALE ANAlSIS 

Tllo enclOSled lrlorrn;itlan while deemed to be correc:t is 1101 gua~. t0;5J AM 

-
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BOWLING GREEN & CRIDGE PARK SITE 

Date: 08/10/27 TITlE SEARCH PRINT· VANCOUVER Time; 08:31:30 
Requestor: (PJ52955) COLLIERS INTERNATIONAL REALTY ADVISORS Page: 001 

TITLE - EL 118207 

VICTORIA LAND lTTlE OFFICE TITLE NO: EL118207 
FROM TITLE NO: G54542 

APPLICATION FOR REGISTRATION RECEIVED ON: 14 OCTOBER, 1997 
ENTERED: 21 OCTOBER, 1997 

REGISTERED OWNER IN FEE SIMPLE: 
THE CORPORATION OF THE CITY OF VICTORIA 
1 CENTENNIAL SQUARE 
VICTORIA1 BC 

TAXATION AUTHORITY: 
CAPITAL ASSESSMENT AREA 
OTY OF VICTORIA 

DESCRIPTION OF LAND: 
PARCEL IDENTIFIER: 001·122·029 
LOT 3 OF LOTS 1270, 1270A AND 12708, VICTORIA CITY, PLAN 31886 
EXCEPT PARTS IN PLAN VIP66058 

LEGAL NOTATIONS: 

HERETO 15 ANNEXED EASEMENT FB18S082 OVER THAT PART OF LOT A, PLAN 
VIP66058 SHOWN AS AREAS 1 & 2 IN PLAN VIP66059 

OIARGfS, LIENS AND INTERESTS: 
NATURE OF CHARGE 
CHARGE NUMBER DATE TIME 

EASEMENT 
FB185081 2008-06-2.4 12:06 
REMARKS: PART IN PLAN VIP85224, 

APPURTENANT TO LOT A, PLAN VIP66058 

"CAUTION· CHARGES MAY NOT APPEAR IN ORDER OF PRIORITY. SEE SECTION 28, L.T.A." 

DUPLICATE INDEFEASIBLE TinE: NONE oursTANDING 

TRANSFERS: NONE 

PENDING APPLICATIONS: NONE 

***CURRENT INFORMATION ONLY- NO CANCELLED INFORMATION SHOWN.,.,.. 

-
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Tax Report - 720 BEUMLLE street 
Record Updated • 05/29/:ZDDS 

JUlil~ctlM 
Proj181ty Addr 
Municipality 
Neklllbotfloocl 
Area 
Sllb Arte 
GrossTnes 

234-V!CTORIA • cm OF Rall Number 01030008 
710 BEllEVILL.E ST 
Vl-<:!TY OF VICTORIA Board CGdll 
010.00WNTOWN COMM DOUGLAS ST AR 

Property m OOM22·029 

Morill PID'I 
Water conn 

Ownllr(s) 1 Name a Addr .. 
n NOT AVA!Ull!LE *-

owi.er Name Ii M•lllng Addre• lnrorm1tiDn 

owner(•) 2 Name • Addre11 
.. .. NOT A.11Al1.Al51.E "~ 

1 cam:NJflAL $Q 
VICTORIA llC 

Vfloll lPti 

720 BELLEVILLE St 
VlCT(llUA 8C 

vaw iAl 

Legel Jn1omt1tton 

Plan # Lot lfodc Ol1t Lot i..nd D .. t S.ctton TOW111111P IUlnge Meridian 
31886 PT l 57 

Lllgll DHcrlptlon PL 31886 LT PT J LD 57 PT Of LOT 3 OF LOTS 1270 a. 
1270A & 12708 EXEMPT 

'Wlddl 
Lind UH 
11CA Ducrlptlon LODGE l!UILDJNG 

LDnd a llllldlng Information 
II.at LotSbe 

AcblalUM 
Zanlnt 

BCAA Dabi Upd11tild • 05/29/08 

Ad.1111 Tot.I 

.,.. 
117/01/1978 

$3,392,000 
$92,200 

Totol V.l11e lnfonnldan 

Mynldpa! IH4ble Tol9!1 
Groll Land $3,392,000 
Grau Improve $92,200 
ll!)Cempt i...d $·3,392,000 
!Exempt Imp..- $-92,2110 

$3,4&4,200 Municipal Total 

Price 
$1 

s.i. Hlltory lnfonutlon 

Document# 
6545'1!2 

22917 SQUARE FEET 
llEOtEATl Q.UBS SKI HIL.lS 

Schap! Taub!• Tat111 
Gronund 
Grma lmpl'OIM 
Exemptund 
Elcempt lmprDV11 

Sdlool Total 

$3,.392,000 
$92,200 

t-3,392,000 
$·92,200 

type ptsaJff Tnlll9Ctlon 
ltEJECT NOT sumo SALE AIUtl.515 

-

TaX Delall View The endo!ied lnfunnadon wtlllo deemed to be (()l'fl!d: Is not guaranteed. 10/2~00 10:53AM 



73 -
APPENDIX D -DEVELOPMENT CONCEPT MASSING DIAGRAMS 
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APPENDIX E -DEVELOPMENT PROFORMAS 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option A - Residential Development 3.0 FSR 
City Owned & Developed 

Project Pro Forma for Phase 1 

REVENUE 
Sales Valuation ft2 Rate ft2 Gross Sales Adjustment Net Sales 

t Residential Units 61,083 $550.00 33,595,408 1,679,770 35,275,178 

Rental Area Summary ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

Retail 13,680 $32.00 437,760 437,760 

Investment Valuation 
Retail 
Capitalized Rent 437,760 Cap Rate 6.5000% 6,734,769 

GROSS DEVELOPMENT VALUE 42,009,948 

TOTAL PROJECT REVENUE 42,009,948 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
ResidualizedPrice (0.63 Acres $7,972,047.19 pAcre) 5,022,390 
Land Transfer Tax 2.00% 100,448 
Fixed DCC 69,412 ft2 3.33 pf2 231,142 
Fixed DCC 14,400 ft2 2.15pf2 30,960 

5,384,939 
CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

t Retail 14,400 $185.00 2,741,183 
t Residential Units 69,412 $277.20 19,798,470 
Totals 83,812 22,539,654 22,539,654 

Contingency 10.00% 2,253,965 
Developers Contingency 5.00% 1,126,983 
Demolition 100,000 
Statutory /Municipal 50,000 

3,530,948 
Municipal Costs 

Municipal Costs 100,000 
100,000 

TI Costs 
TI Cost Area Rate - Retail 25.00 pf! 353,628 

353,628 
PROFESSIONAL FEES 

Architect 2.50% 547,625 
Quantity Surveyor 25,000 
Structural Engineer 175,000 
Mech./Elec. Engineer 150,000 
Project Manager 5.00% 1,126,983 

File: G:\Consultants\Easton\City ofVictoria\Proforrnas\Option A - Res.FSR3.0.wcf 
ARGUS Developer Version: 4.05.000 Date: 11113/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option A - Residential Development 3.0 FSR 
City Owned & Developed 

Legal Fees 
Other Professionals 

MARKETING & LEASING 
Leasing Cost 
Leasing Legal Fees 

DISPOSAL FEES 
Residential Units 

Additional Costs 
TOTAL COSTS 

PROFIT 
Balancing Account 

Performance Measures 
Profit on Cost% 
Profit on GDV% 
Development Yield% (on Rent) 

Pre-Finance IRR% 
Project IRR% (with Interest) 
Equity IRR% (with Interest) 
NPV at target rate of 8.00% 

:j: Inflation/Escalation applied 

13,680 ft2 

Escalation on Sales 
Residential Units Escalation Set 1 at 5.00% var. 

Inflation on Construction Costs 
Residential Units Inflation Set 1 at 3.40% var. 
Retail Inflation Set 1 at 3.40% var. 

7.50 pP 

20.00% 
16.67% 

1.25% 

28.17% 
28.17% 

0.00% 
4,392,200 

150,000 
100,000 

102,600 
50,000 

671,908 

7,001,663 

Unescalated 
33,595,408 

Uninflated 
19,241,006 
2,664,000 

File: G:\Consultants\Easton\City ofVictoria\proformas\Option A - Res.FSR3.0.wcf 
ARGUS Developer Version: 4.05.000 

2,274,608 

152,600 

671,908 

35,008,285 

7,001,663 

Escalation Total 
1,679,770 35,275,178 

Inflation Total 
557,464 19,798,470 

I 
77,183 2,741,183 

Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option A - Residential Development 3.0 FSR 
Developer 

Project Pro Forma for Phase 1 

REVENUE 
Sales Valuation ft2 Rate ft2 Gross Sales Adjustment Net Sales 

:j: Residential Units 61,083 $550.00 33,595,408 1,679,770 35,275,178 

Rental Area Summary ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

Retail 13,680 $32.00 437,760 437,760 

Investment Valuation 
Retail 
Capitalized Rent 437,760 Cap Rate 6.5000% 6,734,769 

GROSS DEVELOPMENT VALUE 42,009,948 

TOTAL PROJECT REVENUE 42,009,948 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $7,390,042.00 pAcre) 4,655,726 
Land Transfer Tax 2.00% 93,115 
Fixed DCC 69,412 ft2 3.33 p:f 231,142 
Fixed DCC 14,400 ft2 2.15p:f 30,960 

5,010,943 
CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

:j: Retail 14,400 $185.00 2,741,183 
:j: Residential Units 69,412 $277.20 19,798,470 
Totals 83,812 22,539,654 22,539,654 

Contingency 10.00% 2,253,965 
Developers Contingency 5.00% 1,126,983 
Demolition 100,000 
Statutory IM unici pal 50,000 

3,530,948 
Municipal Costs 

Municipal Costs 100,000 
100,000 

TI Costs 
TI Cost Area Rate - Retail 25.00 p:f 353,628 

353,628 
PROFESSIONAL FEES 

Architect 2.50% 547,625 
Quantity Surveyor 25,000 
Structural Engineer 175,000 
Mech./Elec.Engineer 150,000 
Project Manager 5.00% 1,126,983 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option A- Res.FSR3.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option A - Residential Development 3.0 FSR 
Developer 

Legal Fees 150,000 
Other Professionals 100,000 

MARKETING & LEASING 
Leasing Cost 13,680 ft2 7.50 pf' 102,600 
Leasing Legal Fees 50,000 

DISPOSAL FEES 
Residential Units 671,908 

Additional Costs 
Total Costs Before Interest and Fees 

Interest and Fees Included in Project Cost 
Interest paid for Debt Sources: 
Financing (Land Acquisition & Construction) (6.00% var.) 323,997 
Total Interest paid for Debt Sources: 323,997 

Total Interest Included in Project Cost 323,997 

Fees paid for All Sources: 
Financing (Land Acquisition & Construction) - (Single) 50,000 

Total Fees paid for All Sources 50,000 

Total Interest and Fees Included in Project Cost 

Total Costs Including Funded Interest and Fees 

TOTAL COSTS 

PROFIT 
Balancing Account 6,627,664 

Performance Measures 
Profit on Cost% 20.00% 
Profit on GDV% 16.67% 
Development Yield% (on Rent) 1.25% 

Pre-Finance IRR% 30.55% 
Project IRR% (without Interest) 27.24% 
Equity IRR% (without Interest) 0.00% 
NPV at target rate of 8.00% 4,097,008 

t Inflation/Escalation applied 

Escalation on Sales Unescalated 
Residential Units Escalation Set l at 5.00% var. 33,595,408 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option A- Res.FSR3.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 

2,274,608 

152,600 

671,908 

34,634,288 

373,997 

35,008,286 

35,008,286 

6,627,664 

Escalation Total 
1,679,770 35,275,178 

Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option A - Residential Development 3.0 FSR 
Developer 
Inflation on Construction Costs 

Residential Units Inflation Set 1 at 3.40% var. 
Retail Inflation Set 1 at 3.40% var. 

Uninflated 
19,241 ,006 
2,664,000 

*** Reported Profit differs from Calculated Profit. Please check the appraisal. 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option A- Res.FSR3.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 

Inflation 
557,464 

77,183 

Total 
19,798,470 
2,741,183 

Date: 11113/2008 

·. 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option B - Residential Development 5.0 FSR 
City Owned & Developed 

Project Pro Forma for Phase 1 

REVENUE 
Sales Valuation ft2 Rate ft2 Gross Sales Adjustment Net Sales 

t Residential Units 109,824 $550.00 60,403,200 3,020,160 63,423,360 

Rental Area Summary ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

Retail 13,775 $32.00 440,800 440,800 

Investment Valuation 
Retail 
Market Rent 440,800 Cap Rate 6.5000% 6,781,538 

GROSS DEVELOPMENT VALUE 70,204,898 

TOT AL PROJECT REVENUE 70,204,898 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $12,686,215.98 pAcre) 7,992,316 
Land Transfer Tax 2.00% 159,846 
Fixed DCC 124,800 ft2 3.33 pf' 415,584 
Fixed DCC 14,500 ff 2.15pf' 31,175 

8,598,921 
CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

t Retail 14,500 $185 .00 2,772,714 
t Residential Units 124,800 $277.20 35,757,996 
Totals 139,300 38.530.71 0 38,530,710 

Contingency 10.00% 3,853,071 
Developers Contingency 5.00% 1,926,535 
Demolition 100,000 
Statutory /Municipal 50,000 
Dev. Levy/Amenity 250,000 

6,179,606 
Municipal Costs 

Municipal Costs 150,000 
150,000 

PROFESSIONAL FEES 
Architect 2.50% 931,926 
Quantity Surveyor 50,000 
Structural Engineer 275,000 
Mech./Elec.Engineer 150,000 
Project Manager 5.00% 1,926,535 
Legal Fees 150,000 
Other Professionals 200,000 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option 8 - Res.FSR5.0.wcf 
ARGUS Developer Version: 4.05.000 Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option B - Residential Development 5.0 FSR 
City Owned & Developed 

MARKETING & LEASING 
Leasing Cost 13,775 ft2 7.50 p:P 103,313 
Leasing Legal Fees 50,000 

DISPOSAL FEES 
Residential Units 1,208,064 

Additional Costs 
TOTAL COSTS 

PROFIT 
Balancing Account 11,700,822 

Performance Measures 
Profit on Cost% 20.00% 
Profit on GDV% 16.67% 

Pre-Finance IRR% 50.82% 
Project IRR% (without Interest) 50.82% 
Equity IRR% (without Interest) 0.00% 
NPV at target rate of 8.00% 8,779,389 

t Inflation/Escalation applied 

Escalation on Sales Unescalated 
Residential Units Escalation Set 1 at 5.00% var. 60,403,200 

Inflation on Construction Costs Uninflated 
Residential Units Inflation Set 1 at 3.40% var. 34,594,560 
Retail Inflation Set 1 at 3.40% var. 2,682,500 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option B - Res.FSR5.0.wcf 
ARGUS Developer Version: 4.05.000 

3,683,462 

153,313 

1,208,064 

58,504,076 

11,700,822 

Escalation Total 
3,020,1 60 63,423,360 

Inflation Total 
1,163,436 35,757,996 

90,214 2,772,714 

Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option B - Residential Development 5.0 FSR 
Developer 

Project Pro Forma for Phase 1 

REVENUE 
Sales Valuation ft2 Rate ft2 Gross Sales Adj ustment Net Sales 

:j: Residential Units 109,824 $550.00 60,403,200 4,586,405 64,989,605 

Rental Area Summary ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

Retail 13,775 $32.00 440,800 440,800 

Investment Valuation 
Retail 
Capitalized Rent 440,800 Cap Rate 6.5000% 6,781,538 

GROSS DEVELOPMENT VALUE 71,771,143 

Income from Tenants 36,733 

TOT AL PROJECT REVENUE 71,807,877 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $12,096,323.44 pAcre) 7,620,684 
Land Transfer Tax 2.00% 152,414 
Fixed DCC 124,800 ft2 3.33 pf' 415,584 
Fixed DCC 14,500 ft2 2.15 pf' 31,175 

8,219,856 
CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

:j: Retail 14,500 $185.00 2,795,110 
:j: Residential Units 124,800 $277.20 36,046,818 
Totals 139,300 38, 41,928 38,841,928 

Contingency 10.00% 3,884,193 
Developers Contingency 5.00% 1,942,096 
Demolition 100,000 
Statutory/Municipal 50,000 
Dev. Levy/ Amenity 250,000 

6,226,289 
Municipal Costs 

Municipal Costs 150,000 
150,000 

Tl Costs 
TI Cost Area Rate - Retail 25.00 pf' 368,191 

368,191 
PROFESSIONAL FEES 

Architect 2.50% 931,926 
Quantity Surveyor 50,000 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option B - Res .FSR5.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 Date: 11113/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option B - Residential Development 5.0 FSR 
Developer 

Structural Engineer 
Mech./Elec.Engineer 
Project Manager 
Legal Fees 
Other Professionals 

MARKETING & LEASING 
Leasing Cost 
Leasing Legal Fees 

DISPOSAL FEES 
Residential Units 

Additional Costs 
Total Costs Before Interest and Fees 

Interest and Fees Included in Project Cost 
Interest paid for Debt Sources: 

13,775 ft2 

5.00% 

7.50 pP 

Financing (Land Acquisition & Construction) (6.00% var.) 873,232 
Total Interest paid for Debt Sources: 

Total Interest Included in Project Cost 

Fees paid for All Sources: 
Financing (Land Acquisition & Construction) - (Single) 

Total Fees paid for All Sources 

Total Interest and Fees Included in Project Cost 

Total Costs Including Funded Interest and Fees 

TOTAL COSTS 

PROFIT 
Balancing Account 

Performance Measures 
Profit on Cost% 
Profit on GDV% 
Development Yield% (on Rent) 

Pre-Finance IRR% 
Project IRR% (without Interest) 
Equity IRR% (without Interest) 
NPV at target rate of 8.00% 

:j: Inflation/Escalation applied 

100,000 

20.00% 
16.68% 
0.74% 

19.96% 
18.41% 
0.00% 

5,689,626 

275,000 
150,000 

1,942,096 
150,000 
200,000 

103,313 
50,000 

1,208,064 

873,232 

873,232 

100,000 

11,967,980 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option B - Res.FSR5.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 

3,699,023 

153,313 

1,208,064 

58,866,664 

973,232 

59,839,896 

59,839,896 

11,967,980 

Date: 11113/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option B - Residential Development 5.0 FSR 
Developer 
Escalation on Sales 

Residential Units Escalation Set 1 at 5.00% var. 

Inflation on Construction Costs 
Residential Units Inflation Set 1 at 3.40% var. 
Retail Inflation Set 1 at 3.40% var. 

Unescalated 
60,403,200 

Uninflated 
34,594,560 

2,682,500 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option B - Res.FSR5.0_DEV.wcf 
ARGUS Developer Version: 4.05.000 

Escalation Total 
4,586,405 64,989,605 

Inflation Total 
1,452,258 36,046,818 

112,610 2,795,110 

Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option C - Office Development 3.0 FSR 
City Owned & Developed 

Project Pro Forma for Phase 1 

REVENUE 
Rental Area Summary Units Unit Amount Rent at 

Lease Start 
Parking 120 units at $2,400 288,000 

ft2 Rate ft2 Rent at 
Lease Start 

Retail 13,870 $32.00 443,840 
Commercial Office 62,190 $35.00 2,176,650 
Totals 76,060 2.620.490 

Investment Valuation 
Retail 
Capitalized Rent 443,840 Cap Rate 6.5000% 
Commercial Office 
Capitalized Rent 2,176,650 Cap Rate 6.5000% 
Parking 
Capitalized Rent 288,000 Cap Rate 6.5000% 

Income from Tenants 
Retail 147,947 
Commercial Office 725,550 

TOTAL PROJECT REVENUE 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $5,247,845.39 pAcre) 3,306,143 
Land Transfer Tax 2.00% 66,123 
Fixed DCC 69,100 ft2 2.15 pfl 148,565 
Fixed DCC 14,600 ft2 2.15pf2 31,390 

CONSTRUCTION COSTS 
Construction ft2 Rate f't2 Cost 

t Retail 14,600 $185.00 2,791,836 
t Commercial Office 69,100 $310.00 22,141,401 
Totals 83,700 24,933,237 

Contingency 10.00% 2,493,324 
Developers Contingency 5.00% 1,246,662 
Demolition 100,000 
Statutory/Municipal 50,000 

Municipal Costs 

File: G:\Consultants\Easton\City ofVictoria\Proformas\Option C - Off.FSR3.0.wcf 
ARGUS Developer Version: 4.05.000 

Rent At 
Sale 

288,000 

RentAt 
Sale 

443,840 
2,176,650 
2.620,490 
2,908,490 

6,828,308 

33,486,923 

4,430,769 
44,746,000 

873,497 
45,619,497 

3,552,220 

24,933,237 

3,889,986 

Date: 11113/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option C - Office Development 3.0 FSR 
City Owned & Developed 

Municipal Costs 100,000 

TI Costs 
TI Cost Area Rate - Retail 25.00 pf2 358,540 
TI Cost Area Rate - Commercial Office 60.00 pf2 3,858,268 

PROFESSIONAL FEES 
Architect 2.50% 603,050 
Quantity Surveyor 25,000 
Structural Engineer 175,000 
Mech./Elec.Engineer 150,000 
Project Manager 5.00% 1,246,662 
Legal Fees 150,000 
Other Professionals 100,000 

MARKETING & LEASING 
Leasing Cost 13,870 ft2 7.50 pf2 104,025 
Leasing Cost 62,190 ft2 6.00 pf2 373,140 
Leasing Legal Fees 50,000 

Additional Costs 
TOTAL COSTS 

PROFIT 
Balancing Account 5,950,369 

Performance Measures 
Profit on Cost% 15.00% 
Profit on GDV% 13.30% 
Development Yield% (on Rent) 7.33% 

Pre-Finance IRR% 13.55% 
Project IRR% (with Interest) 13.55% 
Equity IRR% (with Interest) 0.00% 
NPV at target rate of 8.00% 2,018,710 

t Inflation/Escalation applied 

Inflation on Construction Costs Uninflated 
Retail Inflation Set 1 at 3.40% var. 2,701 ,000 
Commercial Office Inflation Set 1 at 3.40% var. 21,421,000 

File: G:\Consultants\Easton\City ofVictoria\Proforrnas\Option C - Off.FSR3 .0.wcf 
ARGUS Developer Version: 4.05.000 

100,000 

4,216,807 

2,449,712 

527,165 

39,669,127 

5,950,369 

Inflation Total 
90,836 2,791,836 

720,401 22,141,401 

Date: 11113/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option C - Office Development 3.0 FSR 

Project Pro Forma for Phase 1 

REVENUE 
Rental Area Summary Units Unit Amount Rent at Rent At 

Lease Start Sale 
t Parking 120 units at $2,400 288,000 288,000 

ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

t Retail 13,870 $32.00 443,840 443,840 
t Commercial Office 62,190 $35.00 2,176,650 2,176,650 
Totals 76,060 2,620,490 2,620.490 

2,908,490 

Investment Valuation 
Retail 
Capitalized Rent 443,840 Cap Rate 6.5000% 6,828,308 
Commercial Office 
Capitalized Rent 2,176,650 Cap Rate 6.5000% 33,486,923 
Parking 
Capitalized Rent 288,000 Cap Rate 6.5000% 4,430,769 

44,746,000 

Income from Tenants 
Retail 147,947 
Commercial Office 725,550 

873,497 
TOTAL PROJECT REVENUE 45,619,497 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $2,743,683.98 pAcre) 1,728,521 
Land Transfer Tax 2.00% 34,570 
Fixed DCC 69,100ft2 2.15 pf2 148,565 
Fixed DCC 14,600 ft2 2.15pf2 31,390 

1,943,046 
CONSTRUCTION COSTS 
Construction ft2 Rate ft' Cost 

t Retail 14,600 $185.00 2,855,579 
t Commercial Office 69,100 $310.00 22,646,930 
Totals 83,700 25,502,509 25,502,509 

Contingency 10.00% 2,550,251 
Developers Contingency 5.00% 1,275,125 
Demolition 100,000 
Statutory/Municipal 50,000 

3,975,376 
Municipal Costs 

Municipal Costs 100,000 
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PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option C - Office Development 3.0 FSR 

TI Costs 
TI Cost Area Rate - Retail 
TI Cost Area Rate - Commercial Office 

PROFESSIONAL FEES 
Architect 
Quantity Surveyor 
Structural Engineer 
Mech./Elec.Engineer 
Project Manager 
Legal Fees 
Other Professionals 

MARKETING & LEASING 
Leasing Cost 
Leasing Cost 
Leasing Legal Fees 

Additional Costs 
Total Costs Before Interest and Fees 

Interest and Fees Included in Project Cost 
Interest paid for Debt Sources: 
Construction Loan (6.00% var.) 
Total Interest paid for Debt Sources: 

Total Interest Included in Project Cost 

Fees paid for All Sources: 
Construction Loan - (Single) 

Total Fees paid for All Sources 

13,870 ft2 
62,190 ft2 

Total Interest and Fees Included in Project Cost 

Total Costs Including Funded Interest and Fees 

TOTAL COSTS 

PROFIT 
Balancing Account 

Performance Measures 
Profit on Cost% 
Profit on GDV% 
Development Yield% (on Rent) 

Pre-Finance IRR% 
Project IRR% (without Interest) 

25.00 pf' 
60.00 pf' 

2.50% 

5.00% 

7.50 pf' 
6.00 pf' 

696,083 

50,000 

15.00% 
13.30% 
7.33% 

16.63% 
14.71% 

100,000 

373,842 
4,022,935 

4,396,777 

603,050 
25,000 

175,000 
150,000 

1,275,125 
150,000 
100,000 

2,478,175 

104,025 
373,140 

50,000 
527,165 

38,923,049 

696,083 

696,083 

50,000 

746,083 

39,669,131 

39,669,131 

5,950,365 
5,950,365 
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PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option C - Office Development 3.0 FSR 

Equity IRR% (without Interest) 
NPV at target rate of 8.00% 

t Inflation/Escalation applied 

Inflation on Construction Costs 
Retail Inflation Set 1 at 3.40% var. 
Commercial Office Inflation Set 1 at 3.40% var. 

0.00% 
2,235,310 

Unintlated 
2,701,000 

21,421,000 

Inflation 
154,579 

1,225,930 
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Total 
2,855,579 

22,646,930 

Date: 12/29/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option D - Office Development 4.3 FSR 
City Owned & Developed 

Project Pro Forma for Phase 1 

REVENUE 
Rental Area Summary Units Unit Amount Rent at 

Lease Start 
Parking 143 units at $2,400 343,200 

ft2 Rate ft2 Rent at 
Lease Start 

Retail 14,345 $32.00 459,040 
Commercial Office 94,320 $35.00 3,301,200 
Totals 108,665 3,760,240 

Investment Valuation 
Retail 
Capitalized Rent 459,040 Cap Rate 6.5000% 
Commercial Office 
Capitalized Rent 3,301,200 Cap Rate 6.5000% 
Parking 
Capitalized Rent 343,200 Cap Rate 6.5000% 

Income from Tenants 
Retail 153,013 
Commercial Office 1,100,400 

TOTAL PROJECT REVENUE 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $4,822,268.50 pAcre) 3,038,029 
Fixed DCC 104,800 ft2 2.15pf2 225,320 
Fixed DCC 15,100 ft2 2.15pf2 32,465 

CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

t Retail 15,100 $185.00 2,887,447 
t Commercial Office 104,800 $310.00 33,580,591 
Totals 119,900 36,468,038 

Contingency 10.00% 3,646,804 
Developers Contingency 5.00% 1,823,402 
Demolition 100,000 
Statutory/Municipal 50,000 
Dev. Levy/ Amenity 250,000 

Municipal Costs 
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RentAt 
Sale 

343,200 

RentAt 
Sale 

459,040 
3,301,200 
3,760,240 
4,103,440 

7,062,154 

50,787,692 

5,280,000 
63,129,846 

1,253,413 
64,383,259 

3,295,814 

36,468,038 

5,870,206 

Date: 11/13/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option D - Office Development 4.3 FSR 
City Owned & Developed 

Municipal Costs 100,000 

Tl Costs 
TI Cost Area Rate - Retail 25.00 pf 370,818 
TI Cost Area Rate - Commercial Office 60.00 pf 5,851,613 

PROFESSIONAL FEES 
Architect 2.50% 882,038 
Quantity Surveyor 25,000 
Structural Engineer 175,000 
Mech./Elec.Engineer 150,000 
Project Manager 5.00% 1,823,402 
Legal Fees 150,000 
Other Professionals 100,000 

MARKETING & LEASING 
Leasing Cost 14,345 ft2 7.50 pf 107,588 
Leasing Cost 94,320 ft2 6.00 pf 565,920 
Leasing Legal Fees 50,000 

Additional Costs 
TOTAL COSTS 

PROFIT 
Balancing Account 8,397,824 

Performance Measures 
Profit on Cost% 15.00% 
Profit on GDV% 13.30% 
Development Yield% (on Rent) 7.33% 

Pre-Finance IRR% 14.35% 
Project IRR% (with Interest) 14.35% 
Equity IRR% (with Interest) 0.00% 
NPV at target rate of8.00% 3,065,864 

t Inflation/Escalation applied 

Inflation on Construction Costs Uninflated 
Retail Inflation Set 1 at 3.40% var. 2,793,500 
Commercial Office Inflation Set 1 at 3 .40% var. 32,488,000 
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100,000 

6,222,431 

3,305,439 

723 ,508 

55,985,436 

8,397,824 

Inflation Total 
93,947 2,887,447 

1,092,591 33,580,591 

Date: 11/13/2008 



1~.?·!Ji1&1~.1·1i·l~1•jm COLLIERS MACAULAY NICOLLS INC.I 
Option D - Office Development 4.3 FSR 

Project Pro Forma for Phase 1 

REVENUE 
Rental Area Summary Units Unit Amount Rent at RentAt 

Lease Start Sale 
Parking 143 units at $2,400 343,200 343,200 

ft2 Rate ft2 Rent at RentAt 
Lease Start Sale 

Retail 14,345 $32.00 459,040 459,040 
Commercial Office 94,320 $35.00 3,301,200 3,301,200 
Totals :108,665 3,760,240 3.760.240 

4,103,440 

Investment Valuation 
Retail 
Capitalized Rent 459,040 Cap Rate 6.5000% 7,062,154 
Commercial Office 
Capitalized Rent 3,301,200 Cap Rate 6.5000% 50,787,692 
Parking 
Capitalized Rent 343,200 Cap Rate 6.5000% 5,280,000 

63,129,846 

Income from Tenants 
Commercial Office 1,100,400 
Retail 153,013 

1,253,413 
TOTAL PROJECT REVENUE 64,383,259 

DEVELOPMENT COSTS 

ACQUISITION COSTS 
Residualized Price (0.63 Acres $3,088,579.74 pAcre) 1,945,805 
Land Transfer Tax 2.00% 38,916 
Fixed DCC 104,800 ft2 2.15pf2 225,320 
Fixed DCC 15,100 ft2 2.15 pf' 32,465 

2,242,506 
CONSTRUCTION COSTS 
Construction ft2 Rate ft2 Cost 

t Retail 15,100 $185.00 2,887,447 
t Commercial Office 104,800 $310.00 33,580,591 
Totals I 19.900 36.468,038 36,468,038 

Contingency 10.00% 3,646,804 
Developers Contingency 5.00% 1,823,402 
Demolition 100,000 
Statutory/Municipal 50,000 
Dev.Levy/Amenity 250,000 

5,870,206 
Municipal Costs 
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PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option D • Office Development 4.3 FSR 

Municipal Costs 

TI Costs 
TI Cost Area Rate - Retail 
TI Cost Area Rate - Commercial Office 

PROFESSIONAL FEES 
Architect 
Quantity Surveyor 
Structural Engineer 
Mech./Elec.Engineer 
Project Manager 
Legal Fees 
Other Professionals 

MARKETING & LEASING 
Leasing Cost 
Leasing Cost 
Leasing Legal Fees 

Additional Costs 
Total Costs Before Interest and Fees 

Interest and Fees Included in Project Cost 
Interest paid for Debt Sources: 
Construction Loan (6.00% var.) 
Total Interest paid for Debt Sources: 

Total Interest Included in Project Cost 

Fees paid for All Sources: 
Construction Loan - (Single) 

Total Fees paid for All Sources 

14,345 ft2 

94,320 ft2 

Total Interest and Fees Included in Project Cost 

Total Costs Including Funded Interest and Fees 

TOTAL COSTS 

PROFIT 
Balancing Account 

Performance Measures 
Profit on Cost% 
Profit on GDV% 
Development Yield% (on Rent) 

Pre-Finance IRR% 

25.00 pf 
60.00 pf 

2.50% 

5.00% 

7.50 pf 
6.00 pf 

953,313 

100,000 

15.00% 
13.30% 
7.33% 

17.00% 

100,000 

370,818 
5,851,613 

882,038 
25,000 

175,000 
150,000 

1,823,402 
150,000 
100,000 

107,588 
565,920 

50,000 

953,313 

953,313 

100,000 

8,397,818 
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100,000 

6,222,431 

3,305,439 

723,508 

54,932,128 

1,053,313 

55,985,441 

55,985,441 

8,397,818 

Date: 12/29/2008 



PROJECT PRO FORMA COLLIERS MACAULAY NICOLLS INC. 
Option D - Office Development 4.3 FSR 

Project IRR% (with Interest) 
Equity IRR% (with Interest) 
NPV at target rate of 8.00% 

t Inflation/Escalation applied 

Inflation on Construction Costs 
Retail Inflation Set 1 at 3.40% var. 
Commercial Office Inflation Set 1 at 3.40% var. 

15.03% 
0.00% 

3,232,359 

Uninflated 
2,793,500 

32,488,000 
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Inflation 
93,947 

1,092,591 

Total 
2,887,447 

33,580,591 

Date: 12/29/2008 






