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Municipal 
Development 
Costs
New this year:

s NAIOP will be acknowledging 
four municipalities that have 
excelled in creating environments 
positive to business creation.  The 
3 categories of awards are:

•  Most Improved 
•  Most Fiscally Responsible 
•  Most Business Friendly 

The awards will be presented at the 
October 20th breakfast meeting

This year’s winners are:
•  Most Improved – City of North 

Vancouver and City of Chilliwack 
– both these cities recorded overall 
cost reductions of 6% from the 
previous survey results in 2009

•  Most Fiscally Responsible – City 
of Delta –this city has managed 
to limit cost increases over the 10 
year timeframe of the study to just 
over the average rate of inflation

•  Most Business Friendly – City of 
Abbotsford – 5 year staggered tax 
incentive programs for commercial and 
industrial development have been put 
in place to encourage new investment.

Some Positive 
Highlights to Note:

s Processing times are stable with 
increases in four municipalities 
offset by a decrease in two

s	 Five cities have lowered their costs 

s	 Three cities held their cost increases 
to approximately the rate of inflation

Some Not-So-Positive 
Highlights:

▼ Compared to the rate of inflation 
from 2009 to 2011 (just under 2% 
per annum), more than half or 11 
out of 18 municipalities have posted 
increases in excess of the annual 
inflation rate, with 2 municipalities 
posting close to a 50% hike in 
costs over this 2 year period

▼	 Letters of credit and other forms of 
refundable security are becoming 
excessive which will become more of 
an issue in today’s credit-restricted 
environment.  Four jurisdictions 
require bonds of $750,000 or more

▼	 Increases in Development cost charges 
are again becoming a trend with 
almost half of the municipalities 
surveyed recording increases 
in DCC’s from 2009 figures

The Vancouver Chapter of the National Association of Industrial and 
Office Properties (NAIOP) is pleased to present the 2011 edition of 
their Commercial Development “Report Card”

Fall 2011

Regional

IndustrIal 
development Cost survey
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On the sixth anniversary of the Industrial survey 
which began at the eve of the new millennium 

in 2001, we continue to find ourselves mired in a time 
of economic uncertainty that began with the financial 
crises in 2008 with a potential debt crisis and another 
recession possibly looming on the horizon. With the 
availability of investment grade product in short supply, 
Metro Vancouver’s Industrial market weathered the 2008 
downturn in relatively good fashion, with a stable rental 
rate trend and very little submarket weakness apparent.   
Despite the dramatic financial turmoil since 2008, the 
overall vacancy in the market has been on a downward 
trend.  The current industrial vacancy rate of 4.1% is up 
slightly from a year ago.  

The Survey, which is distributed to 20 communities 
within Metro Vancouver and the Fraser Valley, requires 
each municipality to identify the costs and processing 
times associated with the parameters of the case study 
outlined within this article. For 2011, the development 
project was, as per the previous Surveys, the construction 
of a 2 storey, 100,000 square foot industrial warehouse 
distribution building on 5.5 acres of land requiring both 
subdivision and rezoning. 

As this is the six year mark, we thought it would be 
interesting to show the costs we first reported back in 
2001 at the Survey’s inception to give some historical 
interest of the increases (or decreases) compared to the 

CPI which has averaged 1.8% during the time period.  We are sure you 
will find these particular results quite informative.

In producing this annual publication, NAIOP strives to provide its 
membership and the business community as a whole with a reference 
tool that quantifies the costs and processing times associated with typical 
development projects within Metro Vancouver municipal jurisdictions. 
Moreover, we believe the Survey can be utilized by the municipalities, 
whose active participation makes this survey possible, as a gauge for their 
own development costs and approval processes. 

Promotional suPPlement

Willingdon phase 8 and 9
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SOUTH FRASER PERIMETER ROAD

PacificLink. The future is here . . . Now.
 

PacificLink is a strategically located, masterplanned 83-acre 
“urban-industrial” business park fronting, and directly 
connected, to both Scott Road and the South Fraser 
Perimeter Road.

The South Fraser Perimeter Road (SFPR) is a new four-lane, 
80km/hr route along the south side of the Fraser River from 
Deltaport Way in southwest Delta to 176th Street (Hwy 15) 
in Surrey, with connections to Highways 1, 15, 17, 91, 99, 
and the Golden Ears Bridge.    

The route will provide a continuous, efficient transportation 
route to serve the port facilities, rail yards, & industrial areas 
along this key economic corridor, with anticipated 
completion in 2012. 

Frito Lay Canada, Quik-X, PCX, Williams Machinery, Lordco and 

other business have already made PacificLink their home. 

Opportunities are still available for your business to take advantage 

of this unique development and location.

For more information, please contact

Rachel McGladery 604 633 2888

RICHMOND

TSAWWASSEN

DELTA

SURREY

WESTMINSTER

WHITE  ROCK
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91

1

99

10
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DELTA
PORT

INDUSTRIAL   |   OFFICE   |   RETAIL

For more information please visit us online at wesgroup.ca
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Industrial Development Scenario

this year’s survey is based on an industrial 
development scenario, similar to the 

scenario tested in 2001, 2003, 2005, 2007 
and 2009 – the construction of a 100,000 
square foot distribution warehouse on 5.5 
acres of land. The development also includes 
15,000 square feet of office space within 
the warehouse.  Municipalities received a 
“development proposal” where rezoning, 
subdivision, development permit and 
building permit approvals would be required. 
They then reported on development costs 
and approval times according to their usual 
standards and processes. 

20 municipalities were sent the survey 
representing a real life situation in a mock 
development scenario, intending for them to 
run this request through their approval time 
line and assess overall cost requirements. 

This level playing field provides 

meaningful comparison to actual building 
and development permit requests made 
by industry, and holds municipalities 
accountable for delivering on promises 
to efficiently process development 
opportunities in their respective 
jurisdictions.

All municipalities were provided with an 
opportunity to review and comment on the 
results prior to publication. Please note that 
the survey results are based solely on the 
responses of the municipalities. The Metro 
Vancouver and Fraser Valley District water 
and sewer charges have been broken out 
as separate items for comparative purposes 
but have not been included in totals due to 
regional variation in methods for calculating 
these items. Returnable letters of credit and 
security deposits have been included in this 
year’s survey as a separate category.

Subject Property is currently:
• Not subdivided
• Zoned Residential
• 6.0 Acres

Development Proposal
 •  Single storey 100,000 square foot concrete tilt-up 

building with 15,000 square feet of mezzanine 
office space

•  Interior lot with 490 feet of frontage on dedicated 
municipal roadway

•  Net size of 5.5 acres after road and other 
dedications

Required Municipal Processes
• Rezoning
• Subdivision
• Development Permit
• Building Permit 

Construction Costs
•  $79.50 PSF for the Building ($7,950,000)
 •  $7.50 PSF for site improvements ($750,000)
•  $750,000 for street and drainage improvements 

(not DCC rebatable)
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604.682.3707

CONTAMINATED SITES  & ENVIRONMENTAL PLANNING

Since 1991 we have helped BC’s Real Estate industry

make a light load of their heavy issues.

Our practical management and planning approach

works to reduce project risk, cost and aggravation.

environmental 
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Accelerating success.

200 Granville Street, 19th Floor, Vancouver, BC, V6C 2R6 | 1 604 681 4111 | www.collierscanada.com

This document/email has been prepared by Colliers International for advertising and general information only. Colliers International makes no guarantees, representations or warranties of any kind, expressed or implied, regarding the 
information including, but not limited to, warranties of content, accuracy and reliability. Any interested party should undertake their own inquiries as to the accuracy of the information. Colliers International excludes unequivocally all inferred 
or implied terms, conditions and warranties arising out of this document and excludes all liability for loss and damages arising there from. This publication is the copyrighted property of Colliers International and /or its licensor(s). © 2011. 
All rights reserved. This communication is not intended to cause or induce breach of an existing listing agreement. Colliers Macaulay Nicolls Brokerage Inc. (Vancouver). *Personal Real Estate Corporation. PO#11064.

FOR SALE FOR LEASE

FOR SALE FOR LEASE

High Profile Office Space

FOR SALE FOR LEASE

One of the Only Options to Buy Land and Build Metro Vancouver’s Newest Light Industrial Business Park

www.collierscanada.com/2741 www.collierscanada.com/1115

1395 WEST BROADWAY, VANCOUVER

Stuart Morrison*, SIOR
DIR  604 662 2676

Simon Lim*
DIR  604 661 0882

www.collierscanada.com/4081

•	64,722 square foot building on 34,365 square foot site
•	C-3A zoning with potential for increased density
•	Spectacular views of Downtown Vancouver and the North Shore Mountains

High Exposure Redevelopment Site

GOLDEN EARS BUSINESS CENTRE, PITT MEADOWS

Chris Morrison*
DIR  604 661 0875

•	Building 100 available immediately – 55,111 SF 
Building 200 now under construction – 110,360 SF

•	Build to suit lease options available from 50,000 – 750,000 SF

Chris Brewster
DIR  604 662 2694

CAMPBELL HEIGHTS NORTH, SURREY

Chris Morrison*
DIR  604 661 0875

•	Vacant industrial lots from 1.5 – 3 acres available, up to 40 acres in Phase I
•	Lots are currently being subdivided and serviced; zoning in place

Randy Heed*
DIR  604 661 0831

•	Spectacular location in the Central Business District
•	Preleased to some of the city’s best restaurants, eateries, pubs, and cafés
•	Waterfront opportunities remain available

•	2.1 acre site with over 460 feet of frontage on SW Marine Drive
•	 Improvements include two-storey, 45,621 square foot auto retail building
•	Walking distance to Marine Dr. Canada Line Station, 5 minute drive to YVR

Sheldon Scott*
DIR  604 662 2660

Matt Saunders
DIR  604 661 0802

www.collierscanada.com/4134
Simon Lim*
DIR  604 661 0882

Morgan Dyer*
DIR  604 661 0886

www.collierscanada.com/186

Rob Chasmar*
DIR  604 661 0822

John Freyvogel
DIR  604 661 0806

www.collierscanada.com/4130

MARINE GATEWAY - 8440 CAMBIE STREET, VANCOUVER

•	240,186 SF of LEED Gold office space
•	Estimated Occupancy: Late 2014

Rare High Exposure Property Located at Vancouver’s New Convention Centre

BURRARD LANDING, VANCOUVER850 SOUTHWEST MARINE DRIVE, VANCOUVER
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“�Metro Vancouver industrial real estate activity 
during the first half of 2011 trended positively, 
but the subsequent re-emergence of economic 
crises in the U.S. and Europe ... will likely result 
in industrial activity slowing ”

Overview

Rent vs. Vacancy

strong debt markets and constrained 
supply of investment product defined 

the recovery of the Metro Vancouver 
industrial market in 2010 and provided 
the support necessary to stabilize local deal 
activity driving the uncertain economic 
times that have punctuated global markets 
so far in 2011. With industrial vacancy 
generally holding steady throughout the 
region since fall 2010, submarket weakness 
is difficult to identify but may become more 
pronounced by year-end as the instability 
that has roiled equity markets since mid-July 
continues. Investor demand remains strong 
for Metro Vancouver industrial product 
despite revised downward estimates of B.C. 

and Canada’s economic performance in 
2011 as a result of global economic turmoil. 
Industrial strata projects remain the primary 
focus of industrial developers in Metro 
Vancouver.  

Metro Vancouver industrial real estate 
activity during the first half of 2011 trended 
positively, but the subsequent re-emergence 
of economic crises in the U.S. and Europe, 
which have worsened since the end of June 
and contributes to increased instability 
in global markets, will likely result in 
industrial activity slowing as developers, 
tenants and owner/users evaluate the 
potential economic fallout and wait on the 
sidelines for the picture to clear. 

Market forecast

IndustrIal vacancy rates have been steady since fall 2010 and are cur-
rently at 4.1%, up slightly from 4.0% in the Fall of 2010.

aBsOrPtIOn has been positive in Metro vancouver, showing in excess of 
2.5 millin square feet absorbed over the last 12 months.

nEW suPPly in excess of 2 million square feet is expected to be con-
structed by mid-2012.
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Surrey reducing red tape to increase investment 

By Linda Hepner, City of Surrey

as part of our focus on job creation 
Mayor Dianne Watts initiated 

the Red Tape Advisory Committee. 
I’m privileged to Chair this Committee 
working to reduce costs and increase 
certainty for investors. Unnecessary red 
tape stifles investment and is a source of 
frustration and wasted time. We’re striving 
to achieve the important balance between 
eliminating bureaucracy and ensuring 
that it doesn’t compromise the important 
regulations that create a great place to live 
and do business.

When the City wants to improve 
policies that effect business we 
understand the best way to deliver results 
is to talk to people in industry. Industry 
can quickly identify priority issues, and 
suggest practical solutions that will get 
the City where it needs to be.

The Red Tape Reduction 
Committee was formed in January 
2011 to assist with the review, 
refinement and, where appropriate, 
abolishment of bylaws, regulations 
and process.  The sixteen-person 
committee has strong representation 
from the regional building community, 
including expertise from engineering, 
architecture, land development, and 
industry associations such as NAIOP.

We’ve been focused on leveraging 
technology to improve information 
sharing with clients, and the City has 
had early successes with eBusiness 
improvements. Clients can check 
project status, find engineering 
drawings and request inspections 
online - this allows clients to access 
information when and how they want.

Another example is how mobile 
reporting for building inspections has 
dramatically improved the process. 
Previously, hand-written inspections 
produced notes that were at times 
unclear or illegible. This could be 

a very frustrating experience. Now 
inspectors carry mobile devices 
with wireless printers. Reports are 
distributed on-site, can be easily 
e-mailed and automatically update 
the database at City Hall. Less trips to 
City Hall saves our clients time and 
money for more important activities.

All changes need to be measured 
to track whether the outcomes 
are positive. We will continue to 
work with NAIOP, UDI and the 
Greater Vancouver Homebuilders’ 
Association to develop indicators and 
benchmarks to measure the efficacy 

of the Committee’s actions. I’m 
happy to report early success related 
to development applications in our 
Economic Investments Zones with a 
9% reduction in processing time on 
service agreements for City Centre 
projects. 

With the help of the Red Tape 
Reduction Committee, the City 
has reviewed over 300 policies, and 
identified almost 25% to streamline 
or delete. If policies aren’t relevant 
then were going to make them better, 
or get them off the books. To reduce 
unnecessary bylaws in the future, the 
Committee also recommended putting 
a sunset clause on new bylaws and 
policies. Not all bylaws will have a 
sunset clause, but for those that make 
sense, particularly those focusing on 
process, we’ll put it in place.

Nationally red tape costs the 
economy $30 billion – in BC it 
amounts to $5 billion. That’s money 
that should be freed up to help get 
things done, create jobs and build a 
great city. And that’s what we want to 
see.

Industry’s involvement and input 
is welcome and critical for success. I 
think we’re on track, and doing the 
right things. The future lives here and 
we need to get it right. 

“�Nationally red tape costs the economy $30 
billion – in BC it amounts to $5 billion. 
That’s money that should be freed up to 
help get things done, create jobs and build 
a great city. And that’s what we want to 
see. ” — Linda Hepner, Councillor, City of Surrey

 

Cost Consulting & Project Management 
Realty Tax Consulting 

Research, Valuation & Appraisal 

 
“Know & Control All Your Costs!” 

 

 

Quarterly 
Newsletter 

 
Please visit our website for a listing of our full service line and 

“Focus On” brochures or if you have any questions please contact:  
 

J. Liam Murray, Steve Elias, Dave Eger or Phil Gertsman 
 
 

www.altusgroup.com 
Phone:  604.683.5591 

 
 

  Street Smart.  World Wise 

 
   

FROM HOME OFFICE  
TO HEAD OFFICE
BDC has been helping companies purchase real estate (land and 
buildings, strata units, raw land) and upgrade their premises (leasehold 
improvements) for over 65 years. Let us help your business grow.

Business Centre Locations
Langley, Nanaimo, North Vancouver,  
Surrey, Tri-Cities, Vancouver, and Victoria 
1 800 INFO-BDC
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sewer and water hookup fees are estimates only.  actual hookup done at cost.  1. 
development Permit Fee provided would be required if this building was to be located in the city centre Planning area.  Outside of the city centre a dP would not be 2. 
required in most instances.
survey not applicable due to no industrially zoned land within the city.3. 
assumes development in mainland area  - If in Queensborough dcc charges of $191,600 would apply.4. 
as in past surveys, Metro vancouver / Fvrd charges based on West richmond.  richmond dcc charges are applicable city wide.5. 
developer installs sewer/sanitary lines from property to main through servicing agreement. Water hookup costs between $5,000 and $10,000 depending on depth and 6. 
length. 
Based on area 1 dccs. area 2 dccs would be approximately $360,277.  For calculation on annual Inflation rate from 2001, 2003 costs used as incorrect dcc’s numbers 7. 
were provided for 2001
Based on area a dccs. does not include Joint (with Mission) charges which add an additional $165,000. sewer and Water Hookup costs ar charged back at actual cost8. 
reduction in dcc’s from 2009 due to city reclassification of office component, administration and Processing fee, site Profile and landscape fees do not include applic-9. 
able taxes.  landscaping fees assume $300,000 in on-site landscaping costs
dcc’s variable within Mission, based on rates for non-silverdale Industrial areas.  silverdale rates would be $366,000.  rates used are from new dcc Bylaw pending 10. 
adoption Oct 2011
Port Moody noted error in 2009 survey where dcc’s were overstated by $67,428 as $115,736.  actual 2009 dcc’s were $48,308. landscaping fees are 2% of cost - as-11. 
sumed $300,000 to match n. vancouver’s estimate
delta landscape fees based on $500 per 9m of frontage12. 
dcc’s based on infill area13. 
Based on 2011 Industrial mil rates with $8,700,000 of building/site improvements without land cost which varies widely - see Mil rate table for additional details.14. 

Outside estimate inclusive of concurrent processing of rezoning, subdivision, dP and BP where allowed, not including pre-application review.1. 
survey not applicable due to no industrially zoned land within the city.2. 

timing

decrease from 2009 survey
Increase from 2009 survey

decrease from 2009 survey
Increase from 2009 survey

Municipal Fees
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Metro Vancouver

1 1 Burnaby $1,942 $100 $79,593 $1,936 $25,913 $0 $0.00 $19,650 $9,625 n/a $19,140 $11,893 $81,100 $750,000 $0 $87,267 $169,792 $162,383 5% $73,660 131% 7.88%

3 2 Port Moody 11 $2,828 $75 $53,101 $1,982 $45,000 $59,907 $0.60 $6,318 $2,587 $6,000 $20,184 $20,946 $81,100 $1,050,000 $500 $165,946 $219,428 $168,936 30% $140,251 56% 4.15%

4 3 Maple Ridge 13 $2,422 $0 $54,766 $0 $30,000 $136,455 $1.36 $19,067 $4,740 n/a $2,492 $5,590 $81,100 n/a $0 $105,309 $255,532 $246,323 4% $163,165 57% 4.15%

5 4 Port Coquitlam 1,7 $750 $200 $69,810 $1,900 $27,750 $96,521 $0.97 $31,000 $15,000 n/a $1,200 $13,077 $81,100 110% of 
Landscape 
Cost

$0 $126,789 $257,208 $248,458 4% $193,743 33% 2.62%

2 5 New Westminster 4 $705 $50 $61,300 $0 $31,620 $112,565 $1.13 $30,000 $15,000 $8,100 $4,628 $8,242 $81,100 n/a $0 $224,336 $272,210 $183,262 49% $96,209 183% 9.93%

6 6 Chilliwack $650 $50 $71,841 $0 $8,750 $191,002 $1.91 $84 $40 $0 $720 $2,300 n/a n/a $0 $76,623 $275,437 $291,897 -6% N/A N/A N/A

9 7 District of North Vancouver $1,425 $107 $81,121 $2,477 $23,500 $161,026 $1.61 $31,635 $28,475 n/a $3,545 $5,150 $60,500 n/a $585 $188,927 $339,046 $331,695 2% $210,330 61% 4.45%

12 8 City of North Vancouver 9 $1,650 $100 $70,776 $1,848 $34,250 $156,263 $1.56 $40,000 $18,000 $11,925 n/a $7,406 $60,500 $750,000 $25 $83,226 $342,243 $364,067 -6% $259,729 32% 2.55%

11 9 Abbotsford 8 $1,800 $0 $52,810 $0 $30,750 $254,317 $2.54 $0 $0 $6,552 $0 $6,039 n/a n/a $0 $106,241 $352,268 $363,505 -3% N/A N/A N/A

7 10 Mission1,10 $1,478 $100 $64,845 $0 $37,500 $220,359 $2.20 $24,500 $7,500 n/a $2,277 $4,348 n/a n/a $0 $114,769 $362,907 $318,846 14% N/A N/A N/A

8 11 Delta 12 $435 $0 $52,430 n/a $30,000 $219,893 $2.20 $35,000 $40,000 $8,500 n/a $3,913 $81,100 n/a $0 $91,017 $390,171 $321,617 21% $310,784 26% 2.33%

10 12 Pitt Meadows 1 $1,630 $0 $71,550 n/a $10,250 $287,559 $2.88 $13,200 $10,100 n/a $5,287 $4,725 $81,100 n/a $0 $130,619 $404,301 $360,359 12% $154,747 161% 9.14%

14 13 Coquitlam $2,500 $0 $62,688 $3,886 $0 $323,570 $3.24 $0 $0 $28,350 $7,539 $5,839 $81,100 n/a $0 $107,127 $434,372 $438,199 -1% $304,339 43% 3.29%

15 14 Surrey $1,822 $0 $68,639 $0 $46,104 $404,405 $4.04 $0 $0 n/a $8,554 $5,887 $81,100 n/a $0 $57,484 $535,411 $517,152 4% $322,563 66% 4.72%

16 15 Township of Langley 6 $1,700 $0 $59,925 $0 $34,250 $430,034 $4.30 $0 $7,500 n/a $7,510 $10,000 $81,100 $128,400 $8,949 $85,092 $559,868 $550,950 2% $350,357 60% 4.35%

13 16 Vancouver $7,300 $0 $35,512 $2,239 $0 $417,000 $4.17 $37,234 $16,576 n/a $25,879 $45,500 $44,300 n/a $3,736 $80,030 $590,976 $404,790 46% $202,039 193% 10.24%

17 17 Langley (City) 1 $1,100 $0 $60,000 $360 $33,750 $429,398 $4.29 $26,000 $31,000 n/a $10,000 $5,928 $81,100 $750,000 $0 $80,409 $597,536 $594,351 1% $132,130 352% 14.70%

18 18 Richmond 2,5 $765 $50 $61,603 $1,162 $30,000 $896,000 $8.96 $11,300 $10,800 n/a $12,030 $2,605 $50,500 n/a $0 $78,770 $1,026,314 $879,264 17% $416,481 146% 8.55%

West Vancouver 3 n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a N/A N/A N/A

City of White Rock 3 n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a n/a N/A N/A N/A
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Metro Vancouver

1 1 Abbotsford n/a 30-90 concurrent concurrent concurrent 90 90 0%

1 1 Chilliwack n/a 30-90 concurrent concurrent concurrent 90 90 0%

2 2 Surrey n/a 30-90 concurrent concurrent <30 120 120 0%

2 2 Langley (City) n/a 30-90 concurrent concurrent <30 120 120 0%

2 2 Mission 3-5 30-90 concurrent concurrent <30 120 120 0%

2 2 Pitt Meadows 5 30-90 concurrent concurrent <30 120 120 0%

2 2 Township of Langley 30 90-120 concurrent concurrent concurrent 120 120 0%

3 2 Richmond 5-10 90-120 concurrent concurrent concurrent 120 150 -20%

3 3 Burnaby n/a 120-150 concurrent concurrent concurrent 150 150 0%

3 5 District of North Vancouver 30 90-120 concurrent concurrent 30 150 150 0%

4 4 Port Moody <30 150-180 concurrent concurrent concurrent 180 180 0%

5 5 Maple Ridge n/a 90-120 concurrent concurrent 30-90 210 210 0%

5 5 Coquitlam 15 90-120 concurrent concurrent 30-90 210 210 0%

3 6 Port Coquitlam 60 120-150 concurrent concurrent 30-90 240 150 60%

5 6 Delta 2 120-150 concurrent concurrent 30-90 240 210 14%

6 6 City of North Vancouver 3 120-150 concurrent concurrent 30-90 240 270 -11%

5 7 New Westminster n/a 150-180 concurrent concurrent 30-90 270 210 29%

6 7 Vancouver 1 >180 30-90 concurrent concurrent 270 270 0%

West Vancouver 1 n/a n/a n/a n/a n/a n/a n/a n/a

City of White Rock 1 n/a n/a n/a n/a n/a n/a n/a n/a
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Municipal Development Costs
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Municipal  approval times

Fees and approval times

For 2011, the development 
project was, as per the previous 

Surveys, the construction of a 
single storey 100,000 square foot 
industrial warehouse on 5.5 acres of 
land requiring both subdivision and 
rezoning.

Fees and Schedule

the total fees levied by each 
municipality for the construction 

of a 100,000 square foot industrial 
distribution warehouse and office 
building development (as described 
on page 3) are presented on the 
left, above. On the right, the total 
approval times – from application 
date to Building Permit – are shown. 
Approval time frames shown can 
and will extend beyond the periods 
noted if the developer does not supply 
necessary information with the initial 
application or respond to requests for 
additional detail or clarification in a 
timely manner. Carrying costs (interest 
and taxes) represent a considerable 
component of pre-construction 
expenses and additional time spent 
in the municipal approval process 
increases those costs.

Build
 Business

BIV Media Group offers 
targeted business intelligence 
to keep you in the loop so 
you can build your business.

Exclusive media sponsor of NAIOP

www.biv.com/aboutbivmg.asp
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Municipal Fees and approval times
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CPI from 2001 (1.79%)*
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Development Costs Percentage Change 2009-2011

Fee Changes 2009 to 2011

the graph below illustrates the 
percentage change in development 

fees levied by each municipality between 
2009 and 2011.  Of the 18 municipalities 
that responded to the survey, 13 reported 
a wide range of increases ranging from 1% 
to just under 50%.  Five municipalities 
reduced fees over this time frame.

CPI Comparison March 
2001 to 2011

the data shows a clear division between 
the traditionally “suburban” and 

“urban” municipalities.  With some 
notable exceptions (Pitt Meadows and the 
City of Langley), the suburban locations 
such as Delta, Coquitlam and Surrey 
managed to limit their increases to just 
under 2.5 times CPI while the more 
highly urbanized jurisdictions such as 
Richmond, New Westminster, Burnaby 
and Vancouver posted increases well in 
excess of four to five times more than the 
average CPI growth.  

As DCC’s are normally the largest 
component of the overall costs of 
development, we would normally expect 
“developing” areas to post the highest 
increases but in this case it would appear 
that DCC’s are increasing at a higher rate 
in the already urbanized municipalities. It 
will be interesting to see if this continues 
over time as the traditional suburban 
locations become increasingly more 
urbanized (Port Moody’s Newport 
Village development for example) and the 
demand for services increase.  

Over this time period, the “All 
Goods Consumer Price Index” in the 
Greater Vancouver Census Metropolitan 
Area increased by an average of 1.79%.  
(Source: BC Stats)
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this year’s Icon Speaker is John R. 
McLernon, Honorary Chairman and 

Co-Founder of Colliers International.
John shared his insights with the 

NAIOP members at the October 20, 2011 
chapter breakfast at the Hyatt Regency 
Hotel.

John served as Chairman and 
Chief Executive Officer of Colliers 
Macaulay  Nicolls from 1977 to 2002, 
and Chairman of the company until 
December 2004.  He began his career 
in 1964 as an Investment Analyst with 
Canadian Pacific.  He has been active in 
the real estate industry since 1968. He 
began his career on the development side 

with Marathon Realty in Montreal, and 
later as General Manager, Development, 
based in Vancouver.  He became President 
of Vancouver-based Macaulay Nicolls 
Maitland in 1977 and was instrumental 
in the employee purchase of the company 
and the formation of the CMN Group in 
1985.  Over the past three decades of his 
involvement, John guided CMN through 
steady business growth, successfully 
completing some 50 mergers and 
acquisitions in the Americas, Asia Pacific 
and Europe and successfully rebranding 
the firm to Colliers International.  John 
currently provides advisory services to 
Colliers International and several other 

companies through McLernon 
Consultants Ltd.

“Anything’s  possible,” 
says John.  “That a Vancouver 
based company with $2 M of 
commercial revenue in 1975 can 
grow to an organization with 
offices in multiple countries 
worldwide, with total revenues 
of approximately $1 Billion in 
2010 is a testament to having 
a vision.  If you have a vision – 
it’s not if you have a vision, you 
should have a vision – push that 
vision further than you would 
probably be comfortable with… 
and you will reach it.” 

Visit www.naiopvcr.com 
to explore our industry Blog 
to see John’s observations and 
assessments on the present 
state and future of the current 
commercial real estate industry. 

Profound insights from a 
Real Estate Icon.

NaIOP Icon Speaker 
Recipient for 2011

“�That a Vancouver based company with  
$2 M of commercial revenue in 1975 can 
grow to an organization with offices in 
multiple countries worldwide, with total 
revenues of approximately $1 Billion in 2010 
is a testament to having a vision. ”— John R. McLernon, Honorary Chairman  

and Co-Founder, Colliers International
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relationships to build on

At Ventana Construction, we believe our job as a general 
contractor and construction manager is to build relationships  
– as well as commercial, industrial, retail and multi-unit 
residential buildings. 

Before we start construction, we bring clients, architects, 
consultants and sub-trades together as one cohesive group 
with a common goal. Why? It’s the best way to ensure the 
project is a success for everyone involved. 

Contact Ventana today to learn how your project  
will benefit from our focus on relationships. 

VentanaConstruction.com/naiop
604.291.9000

we build relationships,  
as well as buildings




























































































































  
  
  





OpenRoad Richmond Lexus || Richmond, BC 
– LEED Silver

Cedar Springs Retirement Residence ||  
North Vancouver, BC – LEED Gold

Parissa Labs || North Vancouver, BC  
– LEED Silver

Canadian Tire Southwest Marine Drive || 
Vancouver, BC – LEED Gold
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the tax burden

Industrial to residential 
mil rate ratio – 2011

While it may not be the primary 
consideration, a growing 

number of businesses are considering 
the impact of the property tax burden, 
and the variations in that burden across 
the region, when making the decision 
on where to locate.  Property taxes are 
not, for the most part, factored into 
per-square-foot lease prices but, like 
common area and maintenance (CAM) 
costs, they are paid in addition to the 
base lease rates.

Municipal property taxes pay for 
city services such as parks, roads, 
utilities, policing, fire protection and 
local improvements.  Property tax rates 
within any municipality are impacted 
by two factors.  The first is the value 
of the property being taxed and the 
second is the tax rate (mill rate) that 
the municipality applies to various 
property types.  Municipalities ensure 
their ability to balance their budgets 
with their ability to adjust mill rates.  

The property tax burden for 
businesses varies from jurisdiction 
to jurisdiction however, compared 
to residential tax rates, businesses 

(‘industrial’ and ‘commercial’ property 
designations) pay a significantly greater 
proportion of the property taxes. 

For light industrial and commercial 
properties, research has indicated that 
the ideal median tax ratio (industrial/
commercial tax rate to residential 
tax rate) is 3 to 1. Less than half the 
municipalities surveyed are in line 
with this ratio. The awareness among 
business owners of the disparity 
between commercial and residential 
tax rates is growing.  Vancouver 
and Coquitlam’s ratio in 2009 was 
approximately 5 to 1 and has been 
reduced to 4.0 and 4.3 to 1 in 2011 by 
lowering or maintaining the business 
tax rate at the expense of an increase 
in the residential rate.  We commend 
both municipalities for their efforts 
and we look forward to continuing 
future adjustments.  

For 2011, the five municipalities 
with the lowest commercial to 
residential property tax burden (rated 
from lowest to highest) were:

• Chillwack
• Langley (City)
• Abbotsford
• Surrey
• Mission

The five Metro Vancouver and Fraser 
Valley Municipalities with the highest 
commercial to residential property tax 
burden (rated from highest to lowest) 
were:

• North Vancouver (District)
• New Westminster
• Port Moody
• Vancouver
• Burnaby
Small and medium sized commercial 

businesses are essential to the socio-
economic health of the community 

and contribute to the goal of building 
compact sustainable cities. 

High municipal property taxes for 
these types of businesses have serious 
impacts on our city, neighbourhoods 
and employment opportunities for 
residents. Although, it is often said that 
businesses “don’t vote” in local elections, 
in reality they do cast a ballot, by making 
the decision to relocate to lower cost 
jurisdictions in which their business can 
thrive and contribute to the sustainability 
and vitality of their local communities. 

V a N C O u V E R  C H a P t E R

ACKNOWLEDGMENT
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jurisdiction is a partnership between business and the community. 
NAIOP is pleased to be in a position to work, on behalf of our 
members, with all of the Metro Vancouver jurisdictions, which 
participated in the publication of this information for the business 
community.

NAIOP would also like to acknowledge the contributions from 
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Lundell for providing the municipal mill rate information.

Thanks also to NAIOP members for their time in putting this project 
together:

ww.naiopvcr.com
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Graeme Silvera, Plenary Group 
Canada Ltd. 
Chair NAIOP Development Issues 
Committee

Cheryl Carter, Business in Vancouver
John Conicella, Wesgroup Properties

Gaelen Henry, Wesgroup Properties
Darlene Hyde, Executive Director, 

NAIOP
Emel Tetiker, NAIOP
Geoff Heu, GWL Realty Adv.
James Delmonte, Grosvenor

“�Although, it is often said that businesses 
“don’t vote” in local elections, in reality they 
do cast a ballot, by making the decision to 
relocate to lower cost jurisdictions in which 
their business can thrive and contribute to 
their local communities. ”
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tax ratio
2009 rank” 2011 rank Municipality Light Industrial Mill rate residential Mill rate Light Industrial to residential tax ratio

Metro vancouver

2 1 chilliwack 8.8072 4.2315 2.081

1 2 langley (city) 9.2424 3.697 2.500

3 3 abbotsford 12.2116 4.7715 2.559

4 4 surrey 6.6073 2.3781 2.778

5 5 Mission 13.1918 4.5821 2.879

7 6 Maple ridge 12.1045 3.8978 3.105

6 7 langley (township) 9.7807 3.1294 3.125

8 8 delta 10.4617 3.2785 3.191

12 9 Port coquitlam 14.5735 3.669 3.972

11 10 north vancouver (city) 9.5662 2.3891 4.004

14 11 coquitlam 12.3135 3.0486 4.039

10 12 richmond 9.054 2.1609 4.190

15 13 Pitt Meadows 15.0137 3.5814 4.192

9 14 Burnaby 10.0307 2.3771 4.220

13 15 vancouver 9.1988 2.1282 4.322

16 16 Port Moody 19.0743 3.2145 5.934

17 17 new Westminster 25.7857 3.6131 7.137

18 18 north vancouver (district) 21.7157 2.4729 8.781
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light Industrial to Residential tax Ratio

NAIOP names award winners – CONGRATULATIONS!
NAIOP congratulates outstanding municipalities as part of the 

annual development cost survey. This is the first year for such 

awards and they will be known as the NAME Awards (NAIOP 

Award for Municipal Excellence). In 2011 the awards go to:

Most Improved 
Municipality
WINNERS – TIE
City of North Vancouver 
City of Chilliwack

Most Fiscally 
Responsible
WINNER
City of Delta

Most Business  
Friendly 
WINNER 
City of Abbotsford

V A N C O U V E R      C H A P T E R

G R E A T E R  V A N C O U V E R      C H A P T E R

M E T R O  V A N C O U V E R      C H A P T E R
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Move towards Green

as a ‘snapshot’ of the increasing move towards 
sustainability amongst the municipalities, NAIOP 

has included a section within its survey on whether 
there are any sustainable/green building requirements 
(beyond the requirements in the BC Building Code) or 
incentives in place within each municipality. This year 
significantly more than half (12 of the 18 municipalities 
who responded) confirmed they have requirements and/
or incentives to promote sustainable building. 

Some were voluntary measures covering all areas of 
sustainability or smart growth, others were mandatory 
actions on particular items such as stormwater 
management and green (planted) roofs for buildings over 
a certain size.

Most municipalities now require some form of 
sustainability reporting as part of their rezoning/ 
development application, and many of these are offering 
incentives including density bonusing, floor area 
exclusions, transfers, DCC and tax exemption, as well as 
fast tracking the permit process for “green” projects. In 
future, the expectation is that many of the processes that 
are now voluntary will be formalized, as municipalities 
raise the bar on what is considered green.

Municipality Green Building Incentives Development requirements

delta delta has developed a “Green Growth Index” as a tool to 
identify the sustainability features of major new development 
projects.  these features are reported to council and secured 
as part of development agreements as appropriate.

city of north vancouver sustainability statement required for all development ap-
plications.  Building to conform to asHraE 90.1 2007

district of Maple ridge town centre –6 year 100% property tax 
break for lEEd silver

Green Building Questions are included as part of town 
centre development Permit Guidelines 

district of north vancouver Fsr Bonuses are available under GBs for 
meeting specific targets

compliance with GBs adopted in spring 2011 is mandatory 
when rezoning is required.  Green Building guidelines are 
included in the OcP

district of Mission district recently updated it dP guidelines to encourage green 
building practices

Pitt Meadows city requires the smart Growth checklist for all amendments 
to OcP and Zoning or development permit applications.  
checklist is used as a tool to ensure developments are in 
keeping with larger municipal goals for smart Growth.

new Westminster all applicant must complete a sustainability report card

city of Port coquitlam Fast track building permit application pro-
cess if developments meet high performance 
standards

Green roof or equal required where building area exceeds 
500 m2

city of Port Moody a sustainability checklist for new development is required 
with all rezoning and development permit applications.  
Includes an energy efficiency target for new industrial build-
ings of 25% better than Model national Energy code

city of richmond Bylaw 8385 Green roofs & Other Options requires Industrial 
and Office buildings greater than 2000 m2 to achieve storm 
water runoff objectives

Burnaby Parking requirements can be reduced to 
encourage co-op and car sharing in co-
operation with developer

Green Building/lEEd standards are negotiated in co-oper-
ation with developer 

vancouver Please see http://vancouver.ca/sustainabil-
ity/index.htm

Please see http://vancouver.ca/sustainability/index.htm

19th Floor, 885 West Georgia Street Vancouver, British Columbia V6C 3H4 Canada 
Telephone 604-891-3688    Fax 604-891-3788    www.kkbl.com

Our Commercial Real Estate practice 
group represents clients in a variety of 
complex real estate transactions and 
development matters including: the 
purchase and sale of shopping centres, 
office buildings and industrial parks; 
strata property development matters, 
including the preparation and filing of 
Disclosure Statements under the Real 
Estate Development Marketing Act; land 
assemblies, subdivision matters, includ-
ing providing advice regarding environ-

mental and municipal requirements; 
bare land strata developments, strata 
hotel and recreational developments, 
and leasing transactions (industrial, 
office, retail, and First Nations).  We also 
advise our real estate clients in connec-
tion with construction, takeout and 
inventory financings, and the structur-
ing of joint ventures, co-ownership 
arrangements and real estate syndica-
tions of all types, including limited 
partnerships.

Front left to right: Morley Koffman, Q.C., Patrick J. Julian, Daniel S. Remick,  
Andrea J. Wales, Stan Wong,  Mark E. Wong, Erin K. Tait, Leslie A. Tucker.  
Missing: Michael M. Kalef, Andrew G. Kadler

OMICRON CANADA INC.3.00x7.12593875
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Future trends

as an indication of what the future could bring, 
NAIOP includes a section within its survey on 

future policy directions and changes to existing policies 
that were under consideration at the time of publication. 

This information comes with a general disclaimer 
that all or a majority of these potential changes are subject 
to either council or staff approval and final drafting.  
Below are some highlights of what could be coming in 
the near future to a jurisdiction near you.

Municipality Upcoming Planned Policy changes 

district of Mission draft dcc Bylaw currently pending adoption by council.  naIOP has used the pending rates for the 2011 
survey.  For more details visit http://www.mission.ca/wp-content/uploads/2011-03-14-council-report-
Final-rates-20110321.pdf.  note that there is typically a 1 year grace period for in-stream applications. 
council has deleted authority for industrial development permits to senior management to streamline the 
approval process

city of north vancouver city staff is working on a revision to the OcP with adoption scheduled for 2012.  consideration of land use 
strategies will be part of this effort.

city of abbotsford 1. tax incentive programs for commercial and industrial development are in place. Exemptions are granted 
where new improvements have an estimated construction value of at least $1,000,000 for industrial pro-
jects and at least $10,000,000 for commercial projects. tax exemptions will be provided for a term of five 
years based on municipal property value taxes as follows: 
year 1: 100% of the increased assessed value: 
year 2: 80% of the increased assessed value; 
year 3: 60% of the increased assessed value: 
year 4: 40% of the increased assessed value; 
year 5: 20% of the increased assessed value. 
Other conditions also apply. 
2. Pre-application meetings can be scheduled within 7-10 days and are free of charge. Written preliminary 
comments are provided.

city of richmond city staff are currently in the process of updating the city’s OcP. the review includes an Employment lands 
study.

city of langley new dcc bylaw has been introduced with an effective date of implementation planned for July 2012

city of vancouver Job lands update - http://vancouver.ca/commsvcs/planning/corejobs/pdf/11may12memotocouncil.pdf 
Metro core Jobs - http://vancouver.ca/commsvcs/planning/corejobs/index.htm

READ JONES CHRISTOFFERSEN3.00x7.12593613

NAIOP Vancouver 

Real Estate 
Excellence  

Awards 
Submission deadline for applications:  January 15, 2012

Award categories will include the following:

» Investment Transaction
» Office Development
» Office Lease
» Industrial Development
» Industrial Lease
» Interior Design/Improvement
» Mixed Use Development
» Retail Development
» Developing Leader Award
» Lifetime Achievement Award

V A N C O U V E R      C H A P T E R

G R E A T E R  V A N C O U V E R      C H A P T E R

M E T R O  V A N C O U V E R      C H A P T E R

Nomination information and forms  
at www.naiopvcr.com.

Awards Gala to be held in May 2012.
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V A N C O U V E R      C H A P T E R

G R E A T E R  V A N C O U V E R      C H A P T E R

M E T R O  V A N C O U V E R      C H A P T E R

VaNCOuVER CHaPtER

 The NAIOP  
advantage

NAIOP is a professional association 
with more than 10,000 members 
across North America who represent 
the interests of developers and 
owners of industrial, office and 
related commercial real estate. 
NAIOP’s Canadian network 
includes chapters in Vancouver, 
Calgary and Toronto.

For more information on NAIOP 
– Vancouver Chapter 
or any of its events,  

please visit the website at 
www.naiopvcr.com, 
call 604-601-5106 or 
fax 604-681-4545

NaIoP Board of Directors
Back row: Gordon Wylie, director; John scott, sponsorship committee chair; don Harrison, Education committee chair; chris Maccauley, 
developing leaders chair; Jeff rank, national director; James delmotte, communications committee chair; Ernie Hee, legal counsel; Pav 
sikham, treasurer
Middle row: Emel tetiker, administrator; Graham silvera, Government relations and development Issues committee chair
front row: Geoff Heu, Past President; Maury dubuque, President; darlene Hyde, Executive director; John conicella, vice President; stephanie 
setchell, Events committee chair

NAIOP truly reflects 
the pulse of the 

commercial/industrial development 
industry in Greater Vancouver. It 
provides its diverse membership 
with a valuable network of industry 
professionals, a critical forum to 
exchange ideas, economic information 
and market news, and a collective 
voice to lobby for regulatory debate 
and change. NAIOP works for 
members year round to enhance 
market knowledge and exposure, 
to help streamline the industry, 
and provide a healthy sprinkling of 
camaraderie and fun. The Vancouver 
Chapter of NAIOP is one of  
55 chapters within an extensive 
network that represent the interests of 
developers and owners of industrial, 
office and related commercial real 
estate throughout North America. 
NAIOP Vancouver committees are 
very active and have won several 
awards including Chapter of the 
Year 2003, the Periodical Publication 
Award 2004 for the Cost of Doing 
Business Survey and the 2007 Annual 
Publication Award from NAIOP 
National.

Through a grassroots network 
NAIOP seeks to create, protect and 
enhance property values.

Why become a member of NAIOP?
✔	 Local networking opportunities through monthly 

breakfast speaker series and special events. Over 
the years, the Vancouver Chapter of NAIOP has 
featured speakers that include Mr. Bob Ackles, BC 
Lions, Mr. Brian Burke, formerly with the Canucks, 
Mayor Sam Sullivan, and the City of Vancouver 
Planner, Mr. Brent Toderian.

✔	 National networking through conferences and 
access to NAIOP national database

✔	 Industry and market information – through period 
publications and reports

	✔	 Educational opportunities – through special issue 
seminars and symposiums including the annual 
Developer’s Symposium

✔  Access to NAIOP’s online database 
and periodic newsletter

✔	 Legislative voice – through our Legislative 
Issues and Government Affairs Committees

✔  Industry recognition – through 
our industry awards events

NAIOP members are the 
principal players who shape the 
commercial real estate industry


