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Promotional suPPlement

The Vancouver Chapter of the  Commercial Real Estate 
Development Association (NAIOP) is pleased to present the 
2013 edition of their Commercial Development “Report Card”

Fall 2013

Regional

IndustrIal 
development Cost survey

14TH ANNUAl

2013 Highlights
NAIOP will be acknowledging six 
municipalities that have excelled in creating 
environments positive to business creation. 
The three categories of awards are:

Most Improved 
The most improvement compared 
to previous survey results

Most Fiscally Responsible 
Cost increases kept in line 
with overall inflation

Most Business Friendly 
Implementation of policies to support 
the creation of new job spaces

The awards will be presented at the 
October 17 breakfast meeting

This year’s winners are:
Most IMproved: 
City of North Vancouver, City of 
Langley, and Municipality of Delta 
–they have managed an overall drop in 
costs of 20%, 18%, and 17%, respectively, 
from the previous survey results in 2011

Most Fiscally responsible: 
Municipality of Delta – has managed 
to limit cost increases over the 10 
year timeframe of the study to 30% 
of the average rate of inflation

Most Business Friendly: 
City of Abbotsford, New Westminster 
and District of North Vancouver – 
Abbotsford’s program for 5 year staggered 
tax incentive programs for commercial 
and industrial development continues 
and both the District of North Vancouver 
and the City of New Westminster 
have made significant progress since 
2011 in shifting the tax burden from 
industrial users towards a fair ratio for 
all taxpayers in their jurisdictions.

Some Positive Highlights to Note:
•  Seven cities have lowered their costs 
•  Three cities held their cost increases 

to, or below, approximately 
the rate of inflation

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

Some Not-So Positive 
Highlights to Note:
•  Four municipalities have increased 

their total cost to build the 
development proposal by at least 
15% from 2011 to 2013

•  Increases in development cost 
charges are again becoming a trend 
with one-third of the municipalities 
surveyed recording increases in 
DCC’s from 2011 figures.

•  Of the two municipalities with longer 
processing times, one is over 100% 
longer in 2013 than in 2011.

With the last quarter of 2013 well 
under way, the next edition 

of the Industrial Cost of Business 
Survey is ready for your review.  While 
economic uncertainty remains a 
concern in 2013, there is optimism 
that another recession is out of the 
picture due to a stabilizing world 
economy. 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 over 
the past 5 years, the overall vacancy in 
the Vancouver office market generally 
continued on a downward trend. 
The current industrial vacancy rate of 
3.8% is down slightly from a year ago. 
NAIOP Vancouver continues to have 
concern over the declining supply of 
readily developable Industrial land in 
the Metro Region and commissioned 
a study earlier this year to assist an 
industry-wide lobbying effort to bring 
the issue to the attention of local 
and regional planners as well as our 
Provincial leadership.  Please see page 4 
for more detail on NAIOP Vancouver’s 
efforts in this regard. 

The Survey, which is distributed 
to 20 communities within the Lower 
Mainland, requires each municipality 
to identify the costs and processing 
times associated with the parameters 

of the case study outlined within this 
article. For 2013, 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. 

Just as the 2011 survey reported, 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 1.82% 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. 

Pacific Link Industrial Park, 

at Scott Road and 103 Ave 

in North Surrey
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Industrial Development Scenario

the proposal consists of constructing 
a 100,000 square foot (9,290 square 

metre) concrete tilt-up distribution 
warehouse with a 15,000 square foot 
(1,394 square metre) office component 
in a single story structure.  The Office 
component of the building will be 
improved throughout as required by code 
for its designated use/occupancy with two 
(2)  full 3-piece washroom facilities and 
the Warehouse component with one (1) 
full 3-piece facility. Both areas will be fully 
sprinklered, unless this requirement is not 
mandatory in the particular jurisdiction 
and will require all new services from the 
property line. 

The building is proposed for an 
unsubdivided, Residentially zoned 6.0 acre 
lot. The land will have to be subdivided 

to create one parcel, which will have 
net size of 5.5 acres less road and other 
dedications.  The newly created parcel will 
enjoy 490 feet of frontage on a 15 year-old 
dedicated municipal roadway and interior 
parcel lines with adjacent lots.  

The property is located within an area 
designated on the Municipality’s Official 
Plan as suitable for Industrial Use and 
the design complies with all of the bylaw 
regulations governing the general office/
industrial zoning in the jurisdiction.  
Additionally the land is located within a 
DCC applicable area (if the jurisdiction 
employs a DCC bylaw). Subdivision, 
Rezoning and a Development Permit will 
be required.  

The intent is to accurately reflect all 
of the Municipal costs involved in the 

process of rezoning, subdividing land 
and obtaining development and building 
permits.   

Scenario
The cost to construct the building, 

exclusive of land cost but inclusive of 
on-site improvements is estimated at 
a total of $87 per square foot ($79.50 
per square foot for building and $7.50 
per square foot for site improvements) 
or $8,700,000 for the purposes of this 
exercise.  Offsite works will be necessary 
in the amount of $750,000 for street and 
drainage improvements and these works 
are not DCC rebatable.

The intent is to 
accurately reflect 
all of the Municipal 
costs involved in the 
process of rezoning, 
subdividing land 
and obtaining 
development and 
building permits

This drawing as an instrument of service is the property of Walter
Francl Architect Inc. and may not be reproduced without the firm's
permission. All information shown on the drawing is for the use in
this specific project only  and shall not be used otherwise without
written permission  from  this  office.  Contractors shall verify and
be  responsible for all dimensions on the job and  this office shall
be informed of  any discrepancies  and  variations shown  on this
drawing. Do not scale drawings.
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enough protection contained both within the 
Regional Growth Strategies as well as local 
municipal zoning to protect currently zoned 
and designated industrial lands. 

The methodology for this analysis consisted 
of assessing and categorizing the development 
potential of currently vacant industrial land 
parcels by the following constraints: 
•  Government/Quasi-Government owned; 
•  Dedicated as road; 
•  Current industrial use; 
•  Current non-industrial use; 
•  Environmentally-sensitive area; 
•  Unsuitable topography; 
•  Non-industrial  designation;  .  Servicing 
restrictions; and 
•  Isolated lots under 1.0 acre. 

4,521 acres were identified in the Metro 
Vancouver report as available for industrial 
development before 2017.  Of those, 792 acres 
consisted of isolated, non-contiguous individual 
parcels categorized as unavailable for short 
term development and therefore not included 
in the analysis. The remaining 3,729 acres 
were organized into 17 areas to assist in the 

Vacant Industrial lands Inventory Report

EXECUTIVE 
SUMMARY  
JUNE 2013 

E x E c u t i v E  S u m m a ry 

NAIOP Vancouver retained 
Pacific Land Resource 

Group Inc. (PLG) to provide a finer grained 
analysis of the report authored by Metro 
Vancouver entitled “Market Readiness of 
Metro Vancouver Vacant Industrial Lands”, 
dated August 2012, which was based on Metro 
Vancouver’s November 2011 report entitled 
“Metro Vancouver 2010 Industrial Lands 
Inventory”. The 2012 Metro Vancouver report 
undertook a general assessment of the amount 
of industrial lands potentially available for 
development in Metro Vancouver both on a 
short term (before 2017) and long term basis. 
As the Metro Vancouver report specifically 
noted that an assessment was not completed 
on the potential constraints on development 
of the lands identified in the report, NAIOP 
Vancouver requested that PLG undertake a 
further review. The purpose of this review is 
twofold: to assess the development constraints 
of the lands Metro Vancouver classified as 
potentially available for developing in the short 
term; and to provide additional information to 
our members, key policy makers both in Metro 
Vancouver and other Provincial and Municipal 

authorities. 
The primary purpose of this analysis was to 

ensure that key policymakers such as Metro 
Vancouver are working with as accurate and 
realistic information database as possible 
to guide their decisions with regard to the 
industrial land base. 

NAIOP’s interest is aligned with the region’s 
interest in ensuring that the region retains the 
ability to support the expected future growth in 
employment both in the short to medium term 
and in the long term as well.  NAIOP wants 
to foster an environment where discussions can 
take place between all stakeholders regarding 
regional level opportunities to secure future 
land supply along corridors where there is 
significant regional investment to improve 
goods movement infrastructure such as the 
South Fraser and North Fraser Perimeter Road 
projects. 

NAIOP is not in favour of the establishment 
of an Industrial Land Reserve (ILR) as we 
believe that this will severely limit the ability 
of the region to respond effectively to market 
forces and infrastructure changes and shift 
uses and transportation patterns over time.  
NAIOP believes that there is currently Continued on page 5

a c k n o w l E d g E m E n t 
NAIOP Vancouver would like to 
acknowledge Metro Vancouver for 
supplying the Metro Vancouver 2012 
Industrial Lands Inventory data upon 
which this report is based, Pacific 
Land Group for the analysis of the 
Metro Vancouver data and CBRE Ltd 
and Colliers International for their 
assistance on the case studies. 

For a copy of the Full report visit the 
NAIOP Vancouver website:
www.naiopvcr.com

http://www.naiopvcr.com/media/19741/naiop_vacant_industrial_lands_report_final__june_18_2013.pdf
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Continued from page 4

Executive summary

analysis.  Based on recent market information 
(not available to Metro Vancouver at the time 
of their 2012 report), an additional 241 acres 
were also included for a total of 3,970 acres. 

The analysis determined that 1,527 acres of 
land were impacted by at least one development 
constraint. Of the categories identif ied, 
Government or Quasi-Government ownership 
was the most prevalent restriction which 
encumbered 913 acres of land. This resulted 
in 2,443 acres of serviced, privately-owned land 
available for near team development. 

Based on the historical average of land 
absorption of 250 acres per year (as determined 
by Metro Vancouver using statistics from 
2005 to 2010), the full 2,443 acres represent 
approximately a 10 to 12 year supply from 
2013.  This is only a potential supply constraint 
and could be offset by a number of factors 
and trends, both globally and locally. Local 
development economics could also add supply 
through the redevelopment of underutilized 
lands and designation of new lands that can 
all impact absorption and supply. 

The analysis also demonstrates that the 
availability of land for large distribution, 
regional contractors, food service and 
agricultural cold storage facilities, national 
and international logistics, e-commerce, 
and large scale manufacturing corporations 
is limited in the short to medium term. 
Additional industrial lands are considered to 
be available after 2017.  To further explore 
this with the current marketplace, NAIOP, 
with the assistance of CBRE Ltd and Colliers 
International, undertook case studies (Section 

6). We used parameters based on real demand 
from tenants currently looking for land in 
Metro Vancouver. Although the Metro 
Vancouver report indicates 4,521 acres of 
available industrial land in the region, this does 
not mean that all the properties available meet 
the needs of tenants or end users in the market. 
We found only a handful of sites that would 
meet the large distribution tenant’s criteria. 
It is important to note that smaller industrial 
businesses and activities can be accommodated 
on smaller sites. 

Burnaby, 94 ac

Coquitlam, 19 ac
Delta, 397 ac

Langley, 276 ac

Maple Ridge, 54 ac

New Westminster, 
50 ac

Pitt Meadows, 138 
ac

Port Coquitlam, 94 
ac

Richmond, 
147 ac

Surrey, 846 ac

Tsawwassen, 327 
ac

Lands Available for Development Before 2017 (Excluding 
Government-owned): 2,443 ac 

0 5 Acres, 645 ac

5 10 Acres, 374 ac

10 15 Acres,
173 ac

15 30 Acres, 354 ac

30+ Acres, 896 ac

Parcel Size Breakdown of Lands Available for Development (Total: 2443 Ac)

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, 
including providing advice regarding 

environmental and municipal require-
ments; bare land strata developments, 
strata hotel and recreational develop-
ments, and leasing transactions 
(industrial, office, retail, and First 
Nations). We also advise our real 
estate clients in connection with 
construction, takeout and inventory 
financings, and the structuring of joint 
ventures, co-ownership arrangements 
and real estate syndications of all 
types, including limited partnerships.

�e Commercial Real Estate Group of Koffman Kalef LLP are:

Standing left to right: Patrick J. Julian; Mark E. Wong; Andrew G. Kadler; Michael M. Kalef;  
Andrea J. Wales; Mark A. Bickford; Stan Wong 
Seated from left to right:  Leslie A. Tucker; Daniel S. Remick; Morley Koffman, QC; Erin K. Tait
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Marketbeat:  
Industrial snapshot

Vancouver B.C. market

E c o n o m i c  o v E rv i E w

despite being off to a slow start in the 
first quarter of 2013, B.C.’s economy 

improved slightly by the end of the second 
quarter; not at a record-breaking pace but at a 
recovery rate. GDP growth will not reach the 
1.8% level of growth that was experienced in 
2012. Unexpected weak capital spending in 
recent months steered the province off course 
from the anticipated 2.3% growth that was 
forecasted, but should return to normal levels 
in 2014 with GDP growth expected to reach 
a high of 2.7%.

Contributing to this improvement is the 
return of the housing market. According to 
the British Columbia Real Estate Association 
(BCREA), residential sales edged up slightly 
in May and overall listings on the Multiple 
Listing Service (MLS) were down, both 
suggesting signs of a recovery in the market. 
Following a modest rise in March, B.C. 
posted the largest increase in residential 
building permits amongst all Canadian 
provinces, both in the Fraser Valley and the 
Lower Mainland.

i n d u S t r i a l  m a r k E t 
o v E rv i E w
The leasing aspects for industrial markets 
continue to show signs of weakness 
despite the overall economic recovery still 
underway in Metro Vancouver. Overall 
vacancy edged up slightly this quarter, as 
absorption was negative, ending its streak 
of six consecutive quarters of declining 
rates. Vacancy rates in Metro Vancouver 
still remain well below the national 
average, which is hovering slightly above 

6%. Despite a decrease in leasing activity 
due to available quality space, sales activity 
continues to be strong, for freestanding 
and strata properties. There were more 
than 10 properties that sold for over five 
million dollars this quarter, namely 7820-
7860 & 7825 Venture Street (Burnaby) 
which traded for $10.9 million and 1539 
& 1575 Vernon Drive (Vancouver) which 
sold for $8.5 million.

Another bright spot reported this 
quarter was the continuation of an 
ongoing trend seen since the beginning of 
the year, the price of land. Following the 
turn of the economy at the end of 2008, 
when land prices took a sharp decrease, 
we are starting to see land prices return 
to the record high prices not seen since its 
peak in 2007.  Many of the submarkets 
are seeing achieved prices of a million 
dollars per acre, a few even eclipsing the 
$1.5 million dollar mark, particularly 
in Burnaby and Surrey. Keep in mind 
this is only occurring in markets where 
land is available, as land is a declining 
commodity for most regions in the Lower 
Mainland. 

o u t l o o k
Now that the results of the provincial 
election have been finalized, job 
growth, residential and non-residential 
construction, and the overall economic 
recovery will resume at a steady pace. 
Construction on new projects, both 
speculative and design-build, are booming 
in all submarkets in the Lower Mainland 
and Fraser Valley; especially along “B.C.’s 

newest highway” the South Perimeter 
Road. As capitalization rates continue to 
compress and interest rates remain low, 
investment will continue to be very active. 

STATS ON THE GO
Q2 2012 Q2 2013 Y-O-Y 

CHANGE
12 MONTH 
FORECAST

Overall Vacancy 4.3% 3.8% -0.5pp ▼

Direct Asking Rents (psf/yr) $7.59 $7.89 3.9% ▲

YTD Leasing Activity (sf) 7,765,639 5,739,415 -26.1% ▼ ▼

SUBMARKET INVENTORY OVERALL Vacancy 
rate

YTD LEASING 
ACTIVITY

UNDER 
CONSTRUCTION

YTD 
CONSTRUCTION 
COMPLETIONS

CURRENT QUARTER 
ABSORPTION

YTD OVERALL 
ABSORPTION

WTD. AVG. NET 
RENTAL RATE

WTD. AVG. 
ADDITIONAL 
RENTAL RATE*

Abbotsford 7,111,778 6.5% 22,775 0 0 (229,129) (276,639) $7.28 $2.25

Delta 20,825,653 5.3% 1,033,928 1,002,833 190,110 (171,946) (144,502) $7.55 $2.77

Langley 16,080,834 3.3% 347,885 0 89,756 291,318 372,370 $7.33 $2.92

Surrey 31,209,009 2.3% 690,592 0 97,778 26,323 134,104 $7.41 $2.82

FRASER VALLEY 75,227,274 3.7% 2,095,180 1,002,833 377,644 (83,434) 85,333 $7.49 $2.80

Burnaby 28,993,266 4.6% 873,195 312,849 266,941 (67,532) 192,140 $8.44 $3.45

Coquitlam 7,413,566 4.9% 502,844 0 0 119,606 333,782 $8.96 $4.13

Maple Ridge 2,639,028 3.3% 33,438 248,507 41,244 (1,227) 42,303 $7.48 $2.77

New Westminster 4,879,230 2.6% 144,269 17,321 0 (29,200) (37,272) $5.63 $3.23

North Shore 5,647,024 1.5% 106,898 98,550 50,000 24,845 100,698 $12.38 $5.65

Port Coquitlam 6,272,379 5.2% 142,766 39480 47,303 (210,927) (60,852) $7.09 $2.43

Port Moody 904,444 0.4% 26,724 0 0 800 800 $5.25 $2.95

Richmond 37,563,968 4.4% 1,420,602 0 666,805 (82,367) 159,484 $7.90 $3.33

Vancouver 23,372,634 2.2% 393,499 214,000 28,000 26,094 14,694 $8.96 $4.13

LOWER MAINLAND 117,685,539 3.8% 3,644,235 930,707 1,100,293 (219,908) 745,777 $8.30 $3.54

TOTALS 192,912,813 3.8% 5,739,415 1,933,540 1,477,937 (303,342) 831,110 $7.89 $3.17

* RENTAL RATES REFLECT ASKING $PSF/YEAR
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2014 COMMERCIAL REAL ESTATE AWARDS OF EXCELLENCE

INVESTMENT TRANSACTION
Award will be given to the team or individual responsible for 
negotiating the Top Investment Transaction completed during 
the calendar years 2012/2013. Selection will be based upon 
the complexity, innovation and creativity of the transaction to 
meet the objectives of all parties involved. Market impact of the 
transaction will also be considered.

OFFICE DEVELOPMENT
Award will be given to the team or individual responsible for 
developing the Top O�ce Project completed during the calendar 
years 2012/2013. Selection will be based upon the quality, 
functionality, leasing, sustainability and �nancial performance of 
the project. Innovation will also be considered.

OFFICE LEASE
Award will be given to the team or individual responsible for 
negotiating the Top O�ce Lease completed during the calendar 
years 2012/2013. Selection will be based upon the complexity, 
innovation and creativity of the transaction to meet the objectives 
of the landlord and tenant. Market impact of the transaction will 
also be considered. 

INDUSTRIAL DEVELOPMENT
Award will be given to the team or individual responsible for 
developing the Top Industrial Development completed during 
the calendar years 2012/2013. Selection will be based upon 
the quality, functionality, leasing, sustainability, and �nancial 
performance of the project. Innovation will also be considered. 
This category shall include both multiple building projects and 
single building projects.

INDUSTRIAL LEASE
Award will be given to the team or individual responsible for 
negotiating the Top Industrial Lease completed during the 
calendar years 2012/2013. Selection will be based upon the 
complexity, innovation and creativity of the transaction to meet 
the objectives of landlord and/or tenant. Market impact of the 
transaction will also be considered. 

MIXED USE DEVELOPMENT
Award will be given to the team or individual responsible 
for developing the Top Mixed Use Project completed during 
the calendar years 2012/2013. Selection will be based upon 
the quality, functionality, leasing, sustainability and �nancial 
performance of the project. Innovation and scale will be considered. 

RETAIL DEVELOPMENT
Award will be given to the team or individual responsible for 
developing the Top Retail Project completed during the calendar 
years 2012/2013. Selection will be based upon the quality, 
functionality, leasing, sustainability and �nancial performance of 
the project. Innovation will also be considered.

DEVELOPING LEADER (UNDER 35 YEARS OF AGE)

Award will be given to the NAIOP Vancouver Developing Leader 
who during the calendar years 2012/2013 showed exemplary 
leadership in the commercial real estate industry and who 
contributed to the industry in a signi�cant way. 

MAY 28, 2014   |   Fairmont Waterfront Hotel

NAIOP Vancouver, in partnership with Business in Vancouver, is delighted to present its excellence awards 
gala event: The 2014 Commercial Real Estate Awards of Excellence. This event will recognize excellence 
in Commercial Real Estate within the Metro Vancouver area for the 2012 and 2013 calendar years. The 
Awards recognize the full range of disciplines involved in creating successful real estate solutions, while 
highlighting the leadership role played by property owners, developers and professional advisors.

The NAIOP and BIV Commercial Real Estate Awards of Excellence recognize quality and performance, 
innovation and creativity, teamwork and collaboration, as well as community and environmental awareness.

Initial submission deadline for nominations: December 20, 2013
Shortlisted submission deadline: January 24, 2014
Gala date: May 28, 2014 at the Fairmont Waterfront Hotel

AWARDS CATEGORIES

Download the application form at 
www.naiopvcr.com/events/cre-awards-of-excellence-gala/
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Market highlights

A Cushman & Wakefield Research Publication

SIGNIFICANT Q2 2013 
LEASE TRANSACTIONS

SUBMARKET TENANT PROPERTY TYPE SQUARE FEET

7185 11th Avenue Burnaby Big Lots Warehouse 160,000

7848 Hoskins Street Delta Valhalla Distribution Ltd. Warehouse 67,608

11850 103 A Avenue Surrey A National Home Improvement Wholesaler Warehouse 58,500

SIGNIFICANT Q2 2013 
SALE TRANSACTIONS

SUBMARKET BUYER PURCHASE PRICE / $PSF SQUARE FEET

7820-7860 & 7825 Venture Street Burnaby 7820 / 7825 Venture Street Ltd. $10,905,000 / $132 82,921

7781 Vantage Way Delta Product Care Association $5,650,000 / $101 56,214

788 Caldew Street Delta Gilbertson & Page (Canada) Inc. (788 Caldew 
Street Holdings Ltd.)

$6,000,000 / $110 54,386

SIGNIFICANT Q2 2013 
CONSTRUCTION COMPLETIONS

SUBMARKET MAJOR TENANT COMPLETION DATE BUILDING SQUARE FEET

East Richmond Distribution Centre – Bldg 2 Richmond Speculative Q2 2013 298,600

East Richmond Distribution Centre – Bldg 2 Richmond Speculative Q2 2013 268,205

Campbell Heights II Surrey Speculative Q2 2013 97,778

Tilbury West Corporate Centre – Bldg 2 – Ph I Delta STRATA Q2 2013 95,110

SIGNIFICANT PROJECTS UNDER 
CONSTRUCTION 

SUBMARKET MAJOR TENANT COMPLETION DATE BUILDING SQUARE FEET

Boundary Bay Industrial Centre Delta Speculative Q2 2014 439,970

South Fraser Industrial Centre Delta Speculative Q3 2013 277,412

Golden Ears Business Centre – Bldgs 200 & 
500

Pitt Meadows Speculative Q3 2013 236,000

1005-1025 Derwent Way Delta Speculative Q2 2014 160,000

“We believe that 
we don’t just 

build structures, 
we create working 

environments.”

N
O

KIA O
ffice Building - Burnaby, BC

T.604.638.1212      F.604.638.1211 www.walesmclelland.com
bdc.ca

IT’S NOT IN THIS AD THAT 

YOU’LL LEARN  HOW 

TO GROW YOUR BUSINESS.

Talk to your BDC specialist to learn how 
our flexible financing and consulting services 
can help you meet your unique growth challenges.

BDC is the only bank dedicated 
exclusively to entrepreneurs.

Business Centre Locations:
Fraser Valley, Vancouver, North Vancouver, 
Tri-Cities, Nanaimo and Victoria
1 800 INFO-BDC

BDCad_vancouver_4,8x6,2_EN.indd   1 2013-10-02   3:55 PM



Development
doesn’t have to be a drag

Time is money. 
Langley Township will get you

to the finish line faster.

Pre-application Design

Rezoning

Development Permit

Subdivision Approval

Building Permit

Red Tape Elimination

604.533.6084       tol.ca/econdev
Township of Langley
Economic Development
20338 – 65 Avenue, Langley, BC
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1  Survey not applicable due to no industrially-zoned land in the municipality
2  Assumes connection to Mainland, otherwise DCC’s are $191,664.00 (Queensborough)
3  Based on 5.5 acres in Silverdale Industrial Area east of Nelson St. (Area “E”).  Area “A” & “C” fee is: $220,365.92.  Area “D” fee is: 

$265,960.88.

4  Assumes connection to Abbotsford Mission Water & Sewer Commission systems for water supply and sewage treatment
5  Streetscape Levy to underground overhead hydro and telephone lines
6  City of Richmond has a single rate for DCC’s across the City unlike Mission or New Westminster that have rates that vary

Increase from 2011 Survey

Decrease from 2011 Survey

Municipal Fees
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1 1 City of Burnaby $2,575 $103 $83,970 $2,020 $31,006 n/a $18,974 $10,105 n/a $20,010 $15,446 $81,000 n/a $0 $82,312 $184,209 $169,792 8% $73,660 150% 7.31%

3 2 District of Maple Ridge $2,422 n/a $55,848 n/a $30,000 $121,319 $19,500 $5,000 n/a $2,492 $5,590 $81,000 n/a $0 $106,407 $242,171 $255,532 -5% $163,165 48% 3.08%

2 3 City of Port Moody $2,884 $77 $58,849 $1,901 $30,000 $115,740 $6,318 $2,587 n/a $20,694 $21,471 $81,100 100% of 
landscape 
costs

$500 $162,239 $261,021 $219,428 19% $140,251 86% 4.89%

6 4 City of Chilliwack $650 $50 $71,841 n/a $8,750 $187,000 $84 $40 n/a $720 $2,300 n/a n/a $0 $86,176 $271,435 $275,437 -1% n/a n/a n/a

8 5 City of North Vancouver $1,650 $100 $70,276 $1,397 $63,000 $70,140 $40,000 $18,000 n/a $0 $7,916 $60,500 $975,000 $25 $71,412 $272,479 $342,243 -20% $259,729 5% 0.37%

5 6 City of New Westminster2 $1,300 $100 $70,000 $2,038 $31,620 $112,565 $33,000 $16,500 n/a $4,798 $8,539 $81,100 125% of 
landscape 
estimate

$0 $179,101 $280,460 $272,210 3% $96,209 192% 8.58%

11 7 Municipality of Delta $435 $0 $51,930 $952 $30,000 $227,375 n/a n/a $8,500 n/a $3,913 $93,265 n/a $0 $93,717 $323,104 $390,171 -17% $310,784 4% 0.30%

7 8 District of North Vancouver $1,500 $110 $87,085 $2,600 $26,500 $161,026 $33,252 $29,500 n/a $3,650 $5,325 $60,500 n/a $750 $94,919 $350,548 $339,046 3% $210,330 67% 4.01%

9 9 City of Abbotsford4 5 $1,775 $0 $52,955 $1,201 $30,750 $241,449 $50 $115 $7,664 $3,923 $6,040 $149,961 n/a $37,160 $91,958 $383,082 $352,268 9% n/a n/a n/a

12 10 City of Pitt Meadows $1,630 $0 $71,550 $0 $24,000 $287,559 $13,200 $10,100 n/a $5,287 $4,725 $81,100 n/a $0 $146,037 $418,051 $404,301 3% $154,747 170% 7.94%

13 11 City of Coquitlam $2,500 n/a $68,538 $1,290 $0 $315,777 n/a n/a $34,563 $8,539 $3,894 $81,000 n/a $0 $114,982 $435,100 $434,372 0% $304,339 43% 2.79%

17 12 City of Langley $2,100 $0 $70,438 $686 $33,750 $303,330 $27,000 $35,000 n/a $10,000 $6,428 $81,100 n/a $0 $85,265 $488,733 $597,536 -18% $132,130 270% 10.59%

10 13 District of Mission3 $1,599 $100 $65,766 $0 $37,500 $361,399 $25,992 $7,657 n/a $2,382 $4,703 n/a n/a $0 $118,610 $507,097 $362,907 40% n/a n/a n/a

14 14 City of Surrey $1,931 $0 $69,139 $0 $43,665 $400,835 n/a n/a n/a $9,078 $6,245 $81,100 n/a $0 $54,424 $530,893 $535,411 -1% $322,563 65% 3.91%

4 15 City of Port Coquitlam $750 $200 $69,810 $1,935 $27,750 $373,826 $35,355 $15,000 n/a $1,200 $13,984 $81,100 110% of 
landscape 
cost

$0 $117,733 $539,810 $257,208 110% $193,743 179% 8.20%

15 16 Township of Langley $1,760 $0 $59,246 $0 $34,250 $445,383 n/a $4,900 $0 $7,510 $10,000 $81,100 n/a $0 $86,207 $563,049 $559,868 1% $350,357 61% 3.72%

16 17 City of Vancouver $7,600 $0 $35,516 $2,358 $0 $500,000 $39,693 $17,671 n/a $26,869 $46,964 $44,300 n/a $500 $71,377 $676,671 $590,976 15% $202,039 235% 9.74%

18 18 City of Richmond6 $785 $55 $64,532 $1,218 $30,000 $896,000 $11,300 $10,800 $0 $12,901 $2,827 $50,500 n/a $0 $70,763 $1,030,418 $1,026,314 0% $416,481 147% 7.22%

District of West Vancouver¹ 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 Rock1 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

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

ACKNOWLEDGMENT
NAIOP would like to acknowledge and thank all of the municipalities 
who took part in this year’s Development Cost Survey. Participation 
is voluntary and the time expended to respond to it can be significant, 
not unlike a “real” development application. Development in any 
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 
Cushman and Wakefield for the Market Beat Report.

ww.naiopvcr.com
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Real Estate Strategy 
Development Services
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Interior Design
Engineering
Construction

omicronaec.com 
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Most Improved 
Municipality:  
Joint award  
– City of North Vancouver, 

City of Langley, and 
Municipality of Delta

Municipal Fees

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 below. It is important to 
note that one of the main fees levied by each 
municipality are Development Cost Charges 
(DCCs), which tend to vary amongst, and 
within, each municipality. Be mindful of 
the range of DCCs when reviewing the total 
development costs.

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 equally high in 
some already urbanized municipalities, 
particularly Vancouver and the City of 
Langley.  We would also note that Cities 
such as Richmond who do not vary their 
DCC levels across their municipality can 
appear to be higher cost jurisdictions when 

compared to other Cities such as Mission 
and New Westminster who do vary 
DCC charges.  Both New Westminster 
and Mission assumed the parcel of land 
used in the study was located in a low 
DCC rate area and the results should be 
considered in light of these facts.

FEE changES 2011 to 2013
The graph on the right illustrates the 
percentage change in development fees 
levied by each municipality between 2011 

and 2013. Of the 18 municipalities that 
responded to the survey, nine reported a 
wide range of increases ranging from 1% to 
110%.  Seven municipalities reduced fees 
over this time frame.

cPi comPariSon march 2001 to 2012
Over this time period, the “All Goods 
Consumer Price Index” in the Greater 
Vancouver Census Metropolitan Area 
increased by an average of 1.82%. (Source: 
BC Stats).

Annual change

Total fees, excluding Metro Regional charges & taxes Percentage change
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1  Outside estimate inclusive of concurrent processing of rezoning, subdivision, DP and BP where allowed, not including pre-application review
2  Survey not applicable due to no industrially-zoned land within the municipality.

Timing

Increase from 2011 Survey

Decrease from 2011 Survey

2011 Rank 2013 Rank Municipality Pre-Application 
Design Review 
(days)

Rezoning Process 
(days

Development 
Permit Process 
(days

Subdivision Ap-
proval (days)

Building Permit 
(days)

2013 Approval 
Timing1

2011 Approval 
Timing

Percentage 
Change

Metro Vancouver

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

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

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

2 2 City of Richmond 5-10 90-120 concurrent concurrent concurrent 120 120 0%

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

2 2 District of Mission n/a 30-90 concurrent concurrent <30 120 120 0%

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

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

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

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

6 3 Municipality of Delta 2 90-120 concurrent concurrent <30 150 240 -38%

5 3 City of Coquitlam n/a 90-120 concurrent concurrent <30 150 210 -29%

4 4 City of Port Moody 42 150-180 concurrent concurrent concurrent 180 180 0%

6 5 City of North Vancouver 3 120-150 concurrent concurrent 30-90 240 240 0%

5 5 District of Maple Ridge n/a 120-150 concurrent concurrent 30-90 240 210 14%

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

7 6 City of New Westminster n/a 150-180 concurrent concurrent 30-90 270 270 0%

6 7 City of Port Coquitlam n/a >180 90-120 90-120 30-90 510 240 113%

District of West Vancouver2 n/a n/a n/a n/a n/a n/a n/a n/a

City of White Rock2 n/a n/a n/a n/a n/a n/a n/a n/a
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Approval Times

425 Carrall, Vancouver Brick Yard Station, Surrey Save On Meats, Vancouver Station Square, Burnaby

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.
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NAIOP Icon Speaker for 2013

naiop Vancouver has selected 
its annual Icon speaker, 

an individual whose life in our 
industry epitomizes the highest 
values of outstanding  customer 
service, uncompromising 
quality in construction, loyalty 
to employees, and  support of 
his community Keith Beedie, 
Chairman and Chief Executive 
Officer, the Beedie Development 
Group.

Come see  Keith in 
conversation with his son Ryan at 
our Annual Icon Speaker Series, 
at lunch, beginning 11:30 am to 
2:30 pm, Thursday December 
12, 2013, Fairmont Waterfront 
Hotel.  Tickets will go on sale on 
line at www.naiopvcr.com soon.

Keith Beedie was born in 
Vancouver, BC and spent his 
formative years in Regina and 
Winnipeg before moving back 
to Vancouver in 1937. Keith 
attended Magee Secondary 
but left school early to work 
at the Boeing plant which was 
constructing PBY Cansos for 
the allies during World War II. 
Keith went on to join the Royal 
Canadian Air Force on his 18th 
birthday but was not sent overseas 
as the war was coming to a close. 

Keith constructed his first 
building in 1945 at the age of 
19 – a modest 1,200 square 
foot building to house his first 
business, cabinet-making.  While 
that business did not prosper 
in the long run, it laid the 
foundation for Keith’s entry into 
the construction business. 

Keith incorporated Beedie 
Construction in 1954 and for 
over 50 years it resided at 5367 
Kingsway, Burnaby before 
moving to its current location 

on Gilmore in 2007.  The 
company constructed over 200 
single family homes in the 1950’s 
and 60’s, including five PNE 
prize homes between 1960 and 
1964.  From the beginning, it 
established a reputation built on 
quality.

Beedie Construction moved 
into industrial construction in 
the 1960’s and was a local pioneer 
in “tilt panel construction”. In 
the 1970’s the firm transitioned 
to a “build to suit” developer, 
handling all aspects of 
development projects and rather 
than acting as a  “merchant” 
developer, it focused on retaining 
ownership of its development 
projects. It was in this decade that 
its portfolio began to grow. The 
1980’s saw the company complete 
its vertically integrated model by 
acquiring a large track of land for 
its first “industrial park”. 

Keith’s son Ryan joined the 
company in 1993 (taking over as 
President in 2001). The company 
has grown rapidly in this time 
and is now the largest landlord 
of industrial space in BC and 
has constructed over 18,000,000 
square feet of space for tenants 
and owner-users. 

Recently the company has 
entered the Calgary industrial 
market and has expanded 
into multi-family residential 
development in BC under the 
name Beedie Living. 

Today, while still active in 
Beedie Development Group 
business, his main focus is 
on his philanthropic projects.  
Keith has strong interests in 
Education, Health Services and 
Law Enforcement.  He and his 
wife created the Keith & Betty 

Beedie Foundation in 1993 and 
have been active supporters over 
the years of Burnaby Hospital, 
St. Paul’s Hospital, VGH, Simon 
Fraser University, BCIT and 
Douglas College.  In 2011 Keith 
and Ryan donated $22,000,000 
to SFU and named the business 
faculty the  Beedie School of 
Business.

Keith has been married to 
his wife Betty for 47 years and 
together they have one child 
(Ryan). Keith has three children 
(Lana, Tanis, Colin) from 
his first marriage. He has 10 
grandchildren and four great-
grandchildren.

He is an avid Vancouver 
Canucks fan (season ticket 

holder since 1953), who, until a 
few years ago had never missed 
a home game when he was in 
town. He also enjoys watching 
the BC Lions (season ticket 
holder since their first game 
in 1954), traveling to Hawaii, 
cruises and spending every 
second weekend at his place on 
Lake Whatcom. 

Keith Beedie, Chairman and Chief Executive Officer, the Beedie Development Group

http://www.naiopvcr.com
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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.

City of Abbotsford
The City of Abbotsford has Revitalization Tax 

Exemption Bylaws for specifically designated and 
city wide commercial and industrial development 
applications.  Where projects are deemed to be eligible, 
the municipal portion only of the total tax bill is 
reduced on a sliding scale over a five year period as 
follows:

Year 1: 100% exemption;
Year 2: 80% exemption;
Year 3: 60% exemption;
Year 4: 40% exemption; and
Year 5: 20% exemption.

City of New westminster
1- In order to encourage more business and be 

more competitive with neighbouring municipalities, 
City Council, in January 2013, approved a 34% light 
industrial tax rate reduction over the next three years.  
There will be a 20% reduction in 2013, 5% in 2014 and 
9% in 2015.
2- We anticipate the adoption of the Queensborough 

Community Plan in fall 2013.  The Plan will provide 
the development and business community with clarity 
around the issue of industrial lands in Queensborough.  
The Plan will include a new land use map which 
reflects the City’s policies for encouraging industrial 
and employment generating uses on industrial and 
commercial lands.

City of North Vancouver
The District is continuing our work on rezoning 

existing industrial land to our new “employment zones” 
which were designated to be more business friendly and 
allow for greater flexibility for business.

City of Port Moody
OCP update underway.

City of Vancouver
1- Mt. Pleasant Industrial Area: Recent changes to 

the I-1 zoning now permit additional office floor area 
(above the 1.0 FSR already allowed), provided that 
service/industrial space, equal to the additional office 
floor area, is provided at the ground level. Approved 
February 2013.

2- Burrard Slopes Industrial Area: Zoning changes 
are proposed for the IC zones to increase service and 
office uses while maintaining the industrial role for 

production, distribution and repair. Underway.
3- Broadway Uptown Office District (Broadway, 

from Oak St to Yukon St): This area is under review as 
part of the Broadway Corridor Planning Program. The 
land use direction is to increase office building density 
and height.

4- False Creek Flats Industrial Area: Under study 
as part of the Eastern Core Strategy, to explore future 
land use and transportation options with a focus on 
creating job space.  Underway. http://vancouver.ca/home-
property-development/viaducts-and-the-eastern-core-
strategy.aspx

VANCOUVER
MAPLE
RIDGE

RICHMOND

SURREY

COQUITLAM

NEW
WESTMINSTER

BURNABY

DELTA
LANGLEY

NORTH VANCOUVER

PORT MOODY

PITT
MEADOWS

MISSION

ABBOTSFORD
YXX

YVR
YPK

WHITE ROCK
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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 alternative energy 
systems 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, parking 
reductions, floor area exclusions, CAC 
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

City of Burnaby Parking reduction for Transportation demand management 
features including transit pass programs, double bike park-
ing, electric vehicles and plug-in stations and car sharing 

Green building/LEED standards are negotiated in co-operation with developer 

City of Langley Sustainability checklist

City of New Westminster Applications must complete a sustainability checklist.

City of North Vancouver Density bonusing for green building initiatives as approved 
by Council on a case-by-case basis

A minimum Energuide 80 or ASHRAE 90.1 2007 is required with deposit to 
ensure construction performance.

City of Pitt Meadows Sustainability checklist

City of Port Coquitlam Gives priority to industry standard peer reviewed green 
buildings by fast tracking these applications.

Solar hot water ready requirements. Requires green roofs for large format com-
mercial and industrial developments.  Requires water meters for new industrial 
buildings.

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 buildings of 25% better than Model National Energy Code

City of Richmond The zoning bylaw includes a floor area exemption for green 
building mechanical and associated service spaces.

The Green Roof Bylaw requires industrial buildings > 2,000 sq. m. to achieve 
storm water runoff objectives.  The OCP supports provision of electric vehicle 
charging infrastructure.  The City Centre Area Plan recommends developments 
achieve a minimum LEED Silver equivalency.  The City is introducing District 
Energy Utility systems, mainly within the City Centre. 

City of Vancouver LEED Gold/Platinum for CACs credit.  Bonus density for 
green buildings. See http://vancouver.ca/docs/planning/
general_policy.pdf

Commercial buildings are required to meet ASHRAE 90.1 2007 (with a proposal 
pending to update it to 90.1 2010).  Details can be found at http://vancouver.ca/
green-vancouver/green-buildings.aspx 

District of Mission Encourages builders to consider energy efficiency standards beyond what is 
contained in the BC Building Code

District of North 
Vancouver

Development Permit area for energy & water conservation and reduction of 
greenhouse gas emission

Municipality of Delta Developed a “Green Growth Index” as a tool to identify the sustainability 
features of major new development projects.  Features are reported to Council 
and secured as part of development agreements as appropriate

Langley Events Centre.
Mercedes-Benz Terminal Avenue. 

Canadian Tire Southwest Marine Drive. 
The Westerleigh Retirement Residence.

What do those buildings have in common? 
They’re all Ventana Construction projects. 

We’ve been working with our clients since 1987  
to help them build the commercial, industrial,  
multi-unit residential and retail buildings that  
meet their unique needs and expectations.

Contact us today and add your project to that list.
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604.291.9000
VentanaConstruction.com
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Business in Vancouver’s Commercial Real 

Estate Quarterly o�ers business readers the 

latest commercial real estate news, trends, and 

developments from across the Lower Mainland.

COMMERCIAL  
 REAL ESTATE
Coming  
November 12
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Comparative Tax Burden

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. The District of North Vancouver’s ratio in 2011 was 8.8 
to 1 and has been reduced to 4.6 to 1 in 2013. Similarly, the City of 
New Westminster’s ratio in 2011 was 7.1 to 1 and has been reduced 
to 5.8 to 1 in 2013. We commend both municipalities for their efforts 

by lowering or maintaining the business tax rate at the expense of an 
increase in the residential rate. 

For 2013, the five municipalities with the lowest commercial to 
residential property tax burden (rated from lowest to highest) were:
• City of Chilliwack
• City of Abbotsford
• City of Langley
• City of Surrey
• District of Maple Ridge
The five Metro Vancouver and Fraser Valley Municipalities with 

the highest commercial to residential property tax burden (rated from 
highest to lowest) were:
• City of New Westminster
• City of Port Moody
• District of North Vancouver
• City of Coquitlam
• City of Vancouver
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. 

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 ar in line 
with this ratio

Mill Rates

light Industrial to Residential Tax Ratio2011 
Rank

2013 
Rank

Municipality Light Industrial 
Mill Rate

Residential 
Mill Rate

Light Industrial to 
Residential Tax Ratio

Metro Vancouver

1 1 City of Chilliwack 9.9053 4.7837 2.071

3 2 City of Abbotsford 10.5699 4.9004 2.157

2 3 City of Langley 9.8006 3.8061 2.575

4 4 City of Surrey 6.2556 2.3791 2.629

6 5 District of Maple Ridge 12.2307 4.2833 2.855

5 6 District of Mission 13.6333 4.6811 2.912

7 7 Township of Langley 9.9089 3.2743 3.026

8 8 Municipality of Delta 10.7721 3.3584 3.208

10 9 City of North Vancouver 8.2083 2.3282 3.526

9 10 City of Port Coquitlam 13.5325 3.8224 3.540

12 11 City of Richmond 8.1337 2.1225 3.832

14 12 City of Burnaby 9.4612 2.2419 4.220

13 13 City of Pitt Meadows 16.7859 3.9066 4.297

15 14 City of Vancouver 8.2042 1.8950 4.329

11 15 City of Coquitlam 13.2163 2.9684 4.452

18 16 District of North Vancouver 10.9103 2.3696 4.604

16 17 City of Port Moody 18.6482 3.4015 5.482

17 18 City of New Westminster 20.5863 3.5483 5.802
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15YEARS
Former biology professor Dr. 

Harm Gross, who also holds 
an MBA from the University of 

B.C., founded Next Environmental 
Inc. 15 years ago and quickly built a 
reputation for successfully and ef-
ficiently reclaiming contaminated 
land sites in Canada’s most regulated 
environment.

Next’s first client is symbolic of 
its pragmatic and groundbreaking 
approach that has resulted in multi-
million dollar land re-developments, 
some on ‘brownfield’ sites that most 
experts had deemed worthless. Next 
was called in when a large developer 
was attempting to build a North 
Vancouver business park on a former 
industrial site. Earlier studies had 
estimated the cost of cleaning up 
the 40-acre parcel at up to $90 mil-
lion. Next did its own studies and 
concluded, correctly, that the final 
cost could be less than $3 million. 
The result: a successful commercial 

development employing dozens and 
generating wages and taxes for the 
community.

Word quickly spread and Next has 
since been entrusted with some of 
B.C.’s largest and most complex land 
remediation projects, including the 
transformation of the giant Versatile 
Shipyards on the North Vancouver 
waterfront into a vibrant retail and 
residential community; the Canada 
Line; and the innovative remedi-
ation of the old Delta Shake & Shin-
gle landfill, named as the “Canadian 
2012 Brownfield of the Year” by the 
Canadian Urban Institute. Next’s 
precise modeling of groundwater 
flows proved that many sites were 
not contaminated, using rules later 
embedded in provincial regulations, 
and allowed groundwater barriers to 
stop contamination from spreading 
at other sites.

Working with a crack team of from 
18 to 20 staff, Next has scored a 

number of other regulatory firsts, 
including a breakthrough on mul-
tiple municipal permit approvals 
that most in the industry thought 
impossible. 

“When we began the provincial 
regulations on contaminated land 
covered six pages. Now it represents 
four binders, each three-inches 
thick with double-printed pages,” 
Gross said. He knows because he has 
read every word. “It is important to 
understand how the regulations are 
structured and where the flexibility 
can be found,” he said.

As a biologist, Gross has a deep 
understanding of how pollution 
affects every living thing. As a busi-
nessman and a former Scotiabank 
executive, he works to find the right 
balance between the environment 
and the bottom line. Next’s innova-
tive strategies for financing contam-
inated land, for instance, are now 
casebook studies in the banking and 

development industries. “It is often a 
matter of common sense and calcu-
lated risks,” said Gross.

British Columbia’s Environment 
Ministry lists 9,000 contaminated 
land sites, and Gross notes more are 
being added as sunset industries 
phase into the modern economy. It 
is Next’s role, he explains, to ensure 
that transition is as clean and ef-
ficient as possible in the timeliest 
manner.

“We do solutions, not studies,” said 
Gross from his Burnaby office where 
a wall of Certificates of Compliance 
gives evidence of Next’s success. 
“Our goal is to provide both environ-
mental and economic solutions that 
our clients, and our ecology, can live 
with.”

NEXT ENVIRONMENTAL: “WE DO SOLUTIONS, NOT STUDIES”

Dr. Harm Gross, founder and president of Next Environmental Inc. Next has been entrusted with some of B.C.’s largest and most 
complex land remediation projects over the past 15 years | Next Environmental Inc. 

 Founded in 1998

Harbour-
side Business Park (“North 
Shore Auto Mall”); The Pier, 
North Vancouver water-
front; Canada Line rapid 
transit line;

 cleanup of the 
Canadian 2012 Brownfield 
Site of the Year

From Stage 1 investiga-
tions to “Certificate of 
Compliance”

Hundreds of contaminated 
sites successfully cleaned 
up and open for business. 
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in land transactions and has 
extensive experience investigating 
properties following Ministry of 
Environment requirements.

Next prepares site 
investigations and 
Environmental 
Assessments, which meet 
Ministry of Environment 
requirements.

Next provides 
information critical to 
evaluating the many 
remedial options 
available. Next 
reports are detailed, 
well illustrated and 
informative.

Next addresses 
contamination in the 
manner necessary to 
obtain a Certificate of 
Compliance from the 
Ministry of Environment, 
and municipal approval.

NEXT ENVIRONMENTAL INC.
A scientific and pragmatic approach has catapulted Next 
Environmental into leadership position in the successful 
reclamation of contaminated land site in the Lower Mainland
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NAIOP Vancouver Mentorship 
Program an Outstanding Success!!

In October 2013, NAIOP 
Vancouver is launching its 

second phase of its very successful 
Mentorship program.  In Phase 
One of the program, which 
took place from February to 
June, 2013, 24 mentors were 
matched up with 30 mentees, all 
of whom are NAIOP Vancouver 
Developing Leaders, and 35 

years of age or younger.  The 24 
mentors chosen were all leaders in 
their respective fields, with much 
to offer in terms of advice and 
counsel to the various mentees.

The system was built around 
a website, in which mentees 
could chose up to five different 
mentors for one hour meetings.

This fall, we are repeating 

the very successful formula, with 
another 30 mentees, and 24 
mentors, 12 of whom are new to 
the program, and 12 of whom 
were mentors in the first phase of 
the program.

The response from the 
mentees has been overwhelming, 
with waiting lists from the first 
phase.  The sessions are totally 
booked within a day of opening.  
And both mentors and mentees 

alike say the program has been a 
very positive experience.

In September, NAIOP 
Vancouver hosted a reception at 
the George Lounge in Yaletown 
to thank the mentors and to 
create a networking opportunity 
between mentors and mentees.  
It was sponsored by Colliers 
International, and was a great 
success!

The program was based 
on a very successful  website-
based Mentorship program in 
Toronto.  NAIOP Vancouver 
plans to continue the program 
as long as there is demand for it.  
A really valuable benefit for our 
Developing Leaders and for the 
mentors, who want to give back 
to their community.

Most Business 
Friendly City: 
Joint award  
– City of Abbotsford, 

New Westminster 
and District of 
North Vancouver

Most Fiscally 
Responsible 
City: 
– Municipality  
of Delta

DESIGN | BUILD | RELOCATE | FACILITATE



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 powerful 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 51 chapters within an extensive network that represents 
the interests of developers and owners of industrial, office and related 
commercial real estate throughout North America. NAIOP’s Award Winning 
annual Cost of Business Survey provides a benchmark for performance of 
over 21 municipalities in the Metro Vancouver area with respect to their 
development costs and ease of doing business.

 Local networking opportunities through monthly breakfast 
speaker series and events.

 Mentorship Program and special events for Developing 
Leaders, under 35 years of age.

 A triennial Commercial Real Estate Awards of Excellence 
Gala, to recognize the best in the industry.

 Industry and market information—through breakfast 
speakers, special publications and the chapter website, 
www.naiopvcr.com

 Access to the NAIOP Canada Sustainability Blog’s wide 
collection of articles, reports, case studies and other 
sustainability-related works

 The Annual Cost of Business Report—which reviews the effectiveness 
of local municipalities in addressing office and industrial development 
projects.

 Educational opportunities—through seminars, webinars and 
symposiums, including the annual Developers’ Symposium.

 The “Icon Speaker” series, which provides access to the top tier of 
industry leaders.

 Weekly e-bulletins which keep the membership up to date on industry 
news and events.

 Legislative voice with municipal and provincial officials—through our 
Development Issues and Government Affairs Committee.

 Active online community, allowing members to join the conversation, 
grow their networks, and obtain the latest commercial real estate news

 @NAIOPVancouver NAIOP Vancouver Group

The NAIOP Value Proposition:

For more information on NAIOP – Vancouver Chapter or any of its events,  
please visit the website at www.naiopvcr.com, email of�ce@naiopvcr.com or call 604.601.5106

Back: Ernest Hee—Boughton Law 
Corporation; Pav Sikham, CA—KPMG LLP 
Middle: Raymond Choy—Wesgroup 
Properties; Janay Koldingnes— Dialog; 
Geoff Heu—GWL Realty Advisors Inc.; 
Jennifer Podmore Russell—Deloitte; John 
Conicella—British Pacific Properties 
Limited; Stephanie Setchell—Farrell 
Estates Ltd.; Michael Lee— Jim Pattison 
Developments Ltd; Chris MacCauley—
CBRE Limited | Industrial Properties
Front: Darlene Hyde—Executive Director; 
Don Harrison—GWL Realty Advisors Inc.; 
Graeme Silvera—Plenary Group; Gordon 
Wylie—Chard Development Limited
Not Present: John Middleton—ONNI Group

NAIOP’s Board of Directors for 2013: 

Graeme Silvera 
President

Why become a member of NAIOP?

Mission Statement

NAIOP Vancouver represents 
commercial real estate 
developers, owners 
and investors of office, 
industrial, retail and mixed-
use properties. It provides 
strong advocacy, education 
and business opportunities 
and connects its members 
through a powerful North 
American network.
        ________________

NAIOP is the Commercial 
Real Estate Development 
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, Edmonton 
and Toronto.


