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Purpose of Repore: The purpose of this report is ro cstimare the
mirket value of the propercy cuommonly known a
the "East Yards" in the City of Winnipep, in
the Province of Manitoba,

Market value is commonly defined as “the pric
a2 willing buyer will pay for a propercy after
the property has been exposed on the marker f
a reascnable time and when neichor buyer nor

seller are acting under pressure'.

Due to considerations mentioned in this epoOr
emphasis will be placed on alternatives of
housing ag velated to the site.

The report will also caver an estimate of val,
for the river bank and probable park arcas as
well as a site which nay be developed wirh a
commereial use.

The Sitc: The subject site is bounded by the Canadian
National Railway Station Line to the wask,
Water Street to the north, the Red River to ci
cast and the Assiniboine River to the south.

s The site appears reascnably level except for
the escarpment to the river. All publie
utlilities are available to the site,

The site contalng approximately 60 acres. An
uvidetermined amount of land will be reserved
as patkland. For the purpose of thisz repoyr,
we will assume that 30 acres will be devoted
te park and 30 acres to development. The 30
acres re development s o gross amount with
roadways to be doducted.

] ]

]

The Keighbourhood: The site is located on the fringe of Winnipep'
"dowmtown' area.

This area offers retall services, coffice and
residential accommodation.

The area bounding the subject on the west alen
Main Street is predeminantly elder retail

establishments with zome office =pace. North
of Uater Street are older industrial buildings
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Poteprial of Lang Usae:

Pape 2

The complexion of the domtown area
dramatieally over rhe past 10 vears,
Traditionally, alt major duvelopments occurred

along Portuge Avenue with Broadway Avenue in
the early 196)'s,

has changed

The ares Letwean Portage Avenue angd Broadway
was limiced primarily rq secondary retaij

space, parking lots, walk-up apartment buildings
aod government oFffice Space, whilv south of

Broadway to the 4ssiniboing River way walk-yp
apartment buildings,

The announcement of the construction of the
Convention Centre 4ppRars to have provided the
catalyst to commence s multitude of development
between Fortage and broadway Avenues, The area
south of Rroadway now contains high rise apartment
buildings, restaurants and boutiques,

The "downtowo" area is definitely extending
southerly. Alchouph the subject is located
south gast of the “downtown" area, it appears
te e a patural extension of current expansion,

Other than special uses, there are four main
land yscs; retall, office, industrial and
residential,

Special uses cunsidered for rhe #ite inciude a
new arcna, While this uap dppeared to be a
likely conclusion for che site, it never came
te frulrion,

Retail space in the "dowmtown" area has always
revolved around the two main retailers,

Eaten's and The Bay. In addition to the Core
area, there are rthree regional shopping centres
plus one wnder construction and one proposed.

1t does not appear that any additienal major
shopping facilities are required or could be
matketed currenely in Winnipan,

There are two moajor Tadustrial Parks In
Winnlpeg, one City and one privately ouned,
containing inm total, in excesgs of 700 acrag,
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avallable on Lhe wmacker,  Those ctwo mijar
parks plus scattercd individual parcels will

provide ample land for industrial needs For
several years,

The two remaining lund uscs, olFfice and
tesidential, will be dealt with in more detall.

The feollowing table is an indication of
completed office buildings constructed in the
past Lhree years, their total square footage,
floor size, vacancy and rental rates,
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Yacancy ang Absorption
Discussion:

In addition to the eceompleted bulldings, the
following buildings ave under construction or

proposed.

Colony Squatre
Portage & Colony

Frirbanks Morris Building

Grrry between Broaduay

& York

BElchardson Tower #2
Lombard & Westbhrock

Trizgec Development & Bank
of Hova Scotda
Portage & Main

Roval Trust Tower

Hargrave & York

The total amount of space under construction iIs
440,000 square feet and propesed is 575,000

square feet.

From tecent surveys of office apace in the
clty, we have determined the following effice
space construction figures for the years 1964

to 1978 dinclusive.

1464
1365
1966
1967
1968
1969
1970
1971

184,200
236,700
150,000
116,200
24,000
445,000
nil
399,500

L= £.
g,0.
s,
5. .
s5.f.
f

s.f.

1972
1973
1974
1975
1576
1977
1978

*3
fa
i
=
L

110,000 s. £,

under constrection

75,000 . E.

propased

400,000 s.f.

Proposead

330,000 s.f.

under constructlion

100,000

proposed

264,000
224,500

- 2B3,700
- 282,900
- 247,000
- 998, 500
- KNil

15 years - 3,837,300 zquare f[eet.

The average amount of office space conscructed
over the past 15 years dis 257,153 square feet

per year.

5.f.
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Page 6

To estimate an absorption rare for various
nerlods, we have taken the Winnipey Keal

Estare Board's egstimate of vacancy for all types
of office space of 620,555 square feet basad an
8 sample of 3,600,975 square feet at the cnd of
Bovember 1978. This amount wias then subtracted
from the total square footuge constructed for
the givern vime periocd ro estimate the acctual
Bquare foutage accupied. Following is the
results of these computarions.

Over the past five years the d4verage annual
absorpcion rate was 238,509 Square feet; over
the past ten years the average annual
absorption rate was 252,554 square Feet; and
over the past fifteen years the average ammual
absorption rate was 215,782 square feeg,

Basing the increase over the historical period,
we estimate the average apnual abscrption rate
for the next five years to the end of 1%873 to
be 250,000 to 275,000 square feet per year,

Based on the annual ahsorption rate of 250,000
gquare feet per year, we estimate that the

current surplus of 500,650 square feet of prime
office space will he rented by the end of 1980,

From a recent survey we have eztimated thar a
tetal of 1,015,006 square feet of offjice spuce
is being projected and under tonstruction, If
all of the projecled office space is completed
and the tocal area of 1,015,000 square feoot
becomes available for rent, based on the
Projected absorption rates, we estimate that i
will take unti) the end of 1984 for complate
absorption.

To introduce any major amount of office epace in
the current market with the intenrjon of
competing with current aad Froposed developments
would be considered tinancially very risky and
this course of action could not be

recommended .

The caly remaining land use not discusned is
multiple family housing. As housing absorbs
more land than any other land use, this use

will be studicd in detatl.
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Hultiple Fanmily Housing: Housingz in the central core arez haz never
been a major facter in che overatl residenrial
markat of Winndpeg.

As this area 1s covered by one zoning
classification with a variety of permitted uses
residencial projects have to compete with offic
and retail bulldings to obtain land, The
optional uses inereases the land value to a
point where it becomes uneconomical ko consrruc
muleiple family dwellings. The axceptions to
this rule are residentizl projects with an
excremely high density and In mose instances
wlicth retail wunits on the main £ lowor,

Following iz a list of major residentizl
developments in the dewntown area Hids decade.

YEAR KO. OF TYPE OF SUITES

PEOJECT MNAME CONSTRUCTER IITE  RACH. 1 EBR. 2 BR.
Chateau 100 1970 252 21 147 B4
Cumberland House 256 96 160

Place Louis Riel 314 112 184 18

) |

tinliday Tower: {1 1971 200 119 171 34
Honse of York 1872 210 72 144

Hollday Towers (2 1973 264 119 121 24
Flaza by the Riverside 199 79 101 149
Hargrave Flaco 19738 259 4z 84 124
Colony Square 1979 428 ——— 66 62
York Estates 250 42 B4 124
Totals 2,693 702 1,512 479
Priar to 1974 1,765 (13 978 169
% of Total 35,01%  55.41% 9,572
Pasc 1974 924 R4 534 310
Z of Total .05 57.54% 33,4010
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PROJECT NAME

505-607 River
35 Wassau

£l Evergreen
323 Wellinpton Cres,

240 Stradbrook

3 Donald

365 Weilingtun Cres,
21 Rusiyn

277 Wellington Cres.
Total

Prior to 1974
Z of Total

Past 1074
£ of Tetal

Page 8

It is interesting to note that ther: was no
apartment building construction for a four year
reriod from 1974 to 1977, Also, a change ip
market preferences cccurred during this peciod.
The percentage of one bedroom unlts has
remdined approximately constant while the

pereentage of bachelor and two bedroom units has
reversed,

While the most recent units have not leased ea
date as they are still under construction, the
developers are knowledpeable in this Field and
it is assumed that their market Btudies mre
accurata,

As the subject property is not 2 true "downtown"™
location, the River—-Scradbreck area WaAS ALlED
amalyszed on the same basis, Followinp are the

Tesult:s,
YEAR NG, QF TYFE OF UNIT
CONSTRUCTED _ WMITS EBAGH. 1 EBR. 2 bR, 3 BRE,
1970 98 -— 35 63
2u2 -— 144 146 2
1571 224 - a2 115 7
106 — —- S0 1¢
1872 166 - 118 458
1933 150 - LY 60
1975 a0 - 27 lg
1978 111 - 12 EY 12
1974 173 - 38 135
1,370 — 566 768 31
1,015 - 489 528 14

47.24% 51.01% 1.83%

335 - 7 240 12
22,982 71.64% 3.58%
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Page 9

The percentage fncreasge of twoe bedroom unics 4s
approximately equal to the increase in the
downtown area for the period before and afrer
1974, Bewever, the numbar of two bedroom unies
was approximarely equal to the number of one
bedvoom units prier to 1974,

Both areas have indicated a afronger preference
for units with more bedrooms in recent years,

Absnrgtiun:

Taking the completed units ginee 1970 and
disregarding vacancles ag they are minlmal,

the absorption of residential unfcs in the
downtown area has averaged 300 units per annum
and 120 units per annum in the River-Stradbrook
area,

Detailed rent-up informarion was availsble gon
two dowmtown aparctment buildings congtructed
since 1970, Both developments contained in
excess of 200 units and absorbed 125 and 140
units per annum,

As the subject could not expect to obtain cthe
complerte absorption for the dovntown area but
Prabably excesd the absorption of the Rivar-
Stradbrook arca, it isg my oploicn thet the
Probable absorption rate within the subjace
area will be approximately 175 unite per annum,
This would provide for two Eeparate projects to
be available during any given year.

Densitz:

The density of this development will be the mogt
singular imporrant factar Iin its porcatial
Success,

The development must be aesthetically pleasing
creating a strong market demand.

The majoriry of downtoun residentiz] developments

are approximately 400 units per acre, Howewver,
these developments are constructed in isalarion
and visuazlly is diffieulr ro rerceive covering
a larrer area.

{
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As a comparison the demsities of recent larger
surburban developments were calculated. They
are as follows;

NO. OF DENSITY S0Q. FT. OF

APARTMEMT GUILDING — LAND ARTA UNTTS  /ACKRE LAMD /SUITE
LHICH RISE

York Estares 17,424 173 432 100
Hizkwa Towers 71,638 98 60 731
Grent & Bramble 49, 658 81 71 a13
River & Wilmot 27,509 1] 152 286
277 Wellinpton Cres. 02,307 182 g6 507
Mialowa Greeno 30,552 42 60 I27
HALK-UP & LOW RISE

iArden 36,334 41 49 BB#&
Beliveay 40,514 is 37 1,158
TOWRIHOUSES

Counsulate 37,807 24 28 1,575
Grassie 53,510 a6 30 1,486

The most intense suburban development in
Winnipeg is the Courts of §t. James which is
located on a 5.3 acre site and has 3 density of
142 units per acre.

high, the appearance of the site does not

appear to be overcrowdad.
to the

Although this density is

This is mainly due

surreunding area of parklands angd
adjacent single family residenrial neighbourhosds,

If this development was increased five times to

equal the zubject's size, it would umloubtedly
ApPpear overcrowded,

To creare an atmosphere of a suburban
develupment, which will Frobably be required to
mirker the property, the land area per suilte
should be in the range of 500 to B0O square faer
Per unit based on the data shown. These ranges

would produce the following

densitios:
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land Arca Por Unit Mo. of Units Per Arrep

90 LY
FO0 62
&00 72
500 B2

As the purpose of any development is to achiev:
the highest valuee, the highest compatible
density shouid be chosen, The dencities
1llustrated are on net lanpd drea. Following
are the calculztions for the subject site to
estimate the nmer arca.

Cross Artes 28 mcres

Dedication - 10% or 2.8 acres

Roadways 7.8 acres
Total 10,6 acres
Total Net Acres 17.4 aecres

Applyiog a demsity of 87 units Per acre resolrs
in a tetal of 1,514 unirs, Based an Bross area
this represents 54 unirs per acre,

The analysis of the Downtown and River-Stradbro
area did not include townhivuses. This form of
housing has becoms increasingly popular and
should foem a part of thig development,

By reducing the density of apartment bulldings
Lo 400 zquare feer of land Per unic, this would
allow 217 tovnliouse units st 1,400 square feer
of land per unit and still maintain an overall
density of 500 square feet per unit,

Univ 1w
Tables previoesly shoun in the report pave the

unit mix for two areas in rhe City and rhe trend
which Bas vecurred [or the Past five vears,
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The subject site's character would fall BOme—
vhere bhectween the two study areas, 1p is
nelther a true downtown location nor ix ir a=s
removed s the Rlver-Stradbrook area, Therefor.
it is ny opinion thac the most marketable mix
of units would be betwsen the two study arcas o.

Bachelor 5%
One Rodroom 30%
Two Bedroom 507
Three Bedroom 15%

All bachelor suites should be in apartment
bujildings while the majority of three bedroom
sttities mrhould be in townhouses,

The suggested breakdown is - Townhonses — 47
two bedrooms, 170 three Ledrooms and the
remainder in a variety of apartmanc struckures,

Land Value:
The ton structures shown rto illustrate density

were all purchased within the past twe Yeirs,
Felloving are details of the laneg purchaze,

Lo, OF  SALE PRICE  PRICE PEF PRICE

AFARTMENT BUILDIF LAND AREA UNITS 05" LARD 5. FT. FER UNIT
WIGH RIZE

York Estates 17,424 123 435,000 519,22 51,934
biakwa Towers 71,638 98 246,500 5 344 52,515
Grant & Bramble 49 654 g1 5250,000 5 5.03 53,086
River & UWilmot 27,509 96 £725,000 511, 81 53,3858
277 Wellington Cres, 92,307 182 SHZL,000 5§ 8.9 $4,502
Niakwa Creen 30,552 42 S108,000 5 3.53 52,571
WALK-UP & LOW RISE

Arden 36,2334 41 5117,000 5 3,22 $2,853
Beliveay 40,524 a5 31135,900 $2.78 $3,228
TOUNHQUSES

Counsulate 37,807 24 S129,000 5 3.41 55,375
Crassie 53,510 A S187,500 5 1.50 15,206
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The sale of suites other than tewnhouses ranged
- From $2.78 to $19.22 per squary foor. On a per
. unit basis this range decreased to $1,926 ro
$4,532.  Six our of eight sules ranged from
$2,515 to 53,185,

-

!

L It appeurs that a developer ean a0y approximately
23,000 per unit for land to cong frect elcher
walk-up er high rise strurrures.

S

The two comparables shown for tounhouses

indicate that $5,500 per unit can be paid for
land.

.3

Based on densicy, Evpe of mix and cgtimated
unit valves, the total revenue rhat can bhe
expected is:

3

[ﬁ 1,297 units 2 §3,000/unit = $3,891,000
_ 217 wnirs @ $5,500f¢nic = $1,193,500
r 55,084, 500

Asnuming that the absarprion previously
estimated is correct and that the land for

. townhouses and aparcments sell Froportionately
equal each year and allowinz a 102 discount
for time, the present value of the land is:

1

-

Tl

1,514 units (0 175 units/vear = B.65 ¥EATS
Annual Income:
$5,086,500 - 8.65% yoars = £587,803

Factar for B.45 years = 5.61058%

A

FPresent worth of income srream:

3387,803 % 5.610589 = §3,297,921

71

]

B

-
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- Land Value of Parklaml: The total amount of land allocared ss park area
1s approximately 22 acres.

_ River bank land has two distiner values. Qne
is for land subject ta flcoding and the other
for land free of Elooding.

The Provincial Government is currently

acquiring river bank property south of thae

Louise Bridge. To date, they have acguired

three parcels of land from individual owners

and have paid $.35 per square fooL for land
- sublect to flooding,

One parcel containing approximately six acres

was also purchused. This site cantained
approximately 25% flood prone land, The

overall purchase price was %,80 per square foor
Indicating a price for land not subject to
flooding of $.90 per Equare foot. |

N T B

1

1

Based on the above, it is my oplnion char land
subfect to flooding has a value of $.35 per
gquare foot and land net subject ro [iooding

» has a value of $.90 per square foot,

13

At the moment, an accurate breakdown of lapd
Bubject to flooding is not available. & :
guesstimate of this area 1s one third of the !
twenty-two zcres, Hased en thig breakdown,
the value of this land is:

B

-]

Subjecet to Flooding |
319,440 s5.f, @ 5.35/=.F. = $111,804

Not Bubject to Floading |

638,880 s.f. @ $.90/s.f., = 274,992
™
! Total Value of Parkland $686,796
1 Estimare of Value of Land This parcel north of the York Avenue Extension
fetween York Avenue Extension and Scuth of Water Streer contains approximacely |
and Wacer Strest ! 10 gross acres, :
X i
f
i
B - !
1” B
| I
i
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After allowances for SLTects ang dedication,
there are appreximately 3 net accesg,

This site is unique considering the size of
rarcel and icg relationship to tho Coptral
Business Districe,

The only site larger than five 2CTéS Aassemblad
for rommercial developrent is a sire Just wesg
of che Pola Park Shopplng Centro. This site
wag asseasled for a multi-facered development
at a cost of $6,50 per square foor. The land
was assenbled approxXimately three Years ago.

The south west coarner of Portage and Main was
assemirlad for redevelopnent at a cost of 576
per squate foot,

¥alue decrpasas quickly from this corner as
individual parcels on Ellice Avenue sell for
$18 per square foor and on Graham for $25 per
gquare foor.

Conszidering the lacatrion of the subject and
its =ize, It is ny opinicn that the market
value of the site is $10 rer square foot or
348,480 =, F. @ 510/5.F., = $3,484,800

Ix [HNses:

Cost of Sevvicing:

Tie estimared cost of servicing the zite {g
1,080,000, This theus not include any
contriburion towards the extiension of York
Avonue tor does it include any reqovation ro

the twa subways, If the developer is required
o pay any of these tosts, It should be deducted
Erom the final estimate of value,

This study alce ussumes that =11 servicing will
be installed at one cime at the beginning of
the projact,
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Land Drainage Capacity Charpe:

If the developer left this work to the Gity,
the charge by the City would he approximately
$480,000. The developer could probably perform
it for A lusser cost or approximately %250,000.

Administration & Lepal Fees by Cicy of Hinnipeg:

The Citv of Winnipeg charpes developers a fea
of $450 per acre to caver these expenses.
Amount applicable to subject is $450 por acre
for 60 acres ar 27,000,

Survey, Engineering & Leval Fees:

These custs are estimared at 550, 000,

Cnntingencg:

T e e

For unforensen exXDpensaes, a contingency allewance

of $100,000 is estimated,

Sunmary of Reovenue Ll Fup-ormaa -

Residential Area $ 686,794

FPatkland 3,484,800

fommercial Site 3,297,921

Total $7,4689,517

Lxpenses:

Servicing $1,080,000

Land Drainanse &

Capacicy Charge 250,000

Administration &

Legal Feess 27,000

Survey, Enginecring

& Legal Feey 50,060

Contingency 100,003

Tetal Expennes $1,507,000

Estimated Yalue $5,962,517
SAY 56,000,000
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Final Estimate of Value:

Page 17

Final estimate of value of the subject propercy
-as at Duacember 19th, 1978 is SIX MILLION
(56,000,000} DOLLARS,



