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SUBJECT: George Hotel & Residences - Economic Review 

RECOMMENDATION 

THAT the staff report regarding the economic review of the George Hotel & Residences be 
received; 

PURPOSE 

The purpose of this report is to present the results of the economic review of the proposed George 
Hotel & Residences for Council's consideration. This report provides Council with a summary of 
economic impacts including: proposed community amenities, affordable housing contribution, 
property tax revenue estimates and municipal property servicing/ infrastructure for the proposed 
development. 

BACKGROUND 

In February 2013 Klaus Fuerniss Enterprises Inc. submitted a zoning application and 
development permit applications for the proposed "George Hotel and Residences" to allow for a 
hotel, tourist commercial, marine and multifamily uses. 

At the January 21 st and the February 4th Council meetings, Council adopted several resolutions, 
providing direction for the further review of the George Hotel application (resolutions dealt with in 
this report bolded): 
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1. THAT Council request staff to prepare a draft comprehensive development style zoning 
bylaw for Council's consideration. 

2. THA T Council request staff to report on the provision of affordable housing and 
community amenities under Council Policy 3.14. 

3. THAT Council request staff to arrange an independent review of the proposal's 
geotechnical investigation by a geotechnical engineer selected by the Town, as well as a 
hydrogeological review of the proposal by Waterline Resources, and that the cost of both 
studies be covered by the applicant. 

4. THAT Council request staff to prepare a report and draft a Development Permit for form 
and character for Council's consideration based on the response and updated drawings 
from the applicant provided in response to the advisory Planning Commission 
recommendations. (discussed March 25,2014 Committee of the Who/e) 

5. THAT staff be requested to arrange for further visual information on the project, with eye
level illustrations from various vantage points. (discussed March 25, 2014 Committee of 
the Who/e) 

6. THA T staff arrange for a Special Committee-of-the-Who/e meeting to consider the 
economic impacts and viability of the George Hotel and Residences project, 
subsequent to receipt of the staff report regarding the revenue indications of the 
proposed development. 

This report follows up on recommendations 2 (provision of affordable housing and community 
amenities) and 6 (economic impacts and revenue indications of the proposed development). 

Figure 1: 
Location (schematic) 
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DISCUSSION 

The Town retained Coriolis Consulting, a leading land economics firm in BC to provide "an opinion 
as to what would be a reasonable Community Amenity Contribution (CAC) given the nature of the 
(George) project." Coriolis was also asked to "provide a high level review of potential municipal 
costs and revenues associated with the proposed rezoning to see if there is any significant risk 
that the development would impose a material financial burden on the Town". The Coriolis report 
dated July 16, 2014 (Attachment A) examined the proposed development's economic 
contributions, expected impacts, servicing I infrastructure contributions and municipal revenues. 

Affordable Housing 
In order to alleviate the shortfall of affordable housing and community amenities, Town Council 
Policy 3.14 requires, as part of any new residential rezoning, the provision of funds or amenities 
toward affordable housing. The requirement is that 10% of proposed residential units be 
affordable. The George development has proposed 40 residential units, leaving 4 units to be 
considered for affordable housing or a cash contribution. 

Initially, the applicant proposed to provide 4 units in the residential building as rental 
accommodation for employees of the hotel next door (also referenced in the Coriolis report). In 
response, staff indicated that for this concept it would need to become clearer which independent 
party would operate the unit, select the tenants, and monitor the appropriate rent levels. Also, staff 
suggested that the applicant consider a cash contribution, given the fact that there are several 
housing initiatives on the Sunshine Coast in need of financial support. In response, the George 
applicant is now proposing to make a cash contribution of $156,648 to the Town's Affordable 
Housing Reserve Fund to enable the Town to invest in land for affordable housing projects, or to 
partner with community partners to support an affordable housing project. The calculation for this 
cash contribution was arrived at as follows: 

$240,000 estimated cost of an affordable 480 sq. ft. unit in the proposed development 
- minus cost of construction 

= $39,162 per unit 
x 4 units (10% of units) = Proposed Cash contribution $156,648 

Community Amenities Contribution (CAC) 
In BC, municipalities may seek Community Amenity Contributions (CAC's) from development 
projects that are seeking rezoning. These CAC's are voluntary and result from negotiations with 
the municipality and developer seeking rezoning. The underlying premise is that "rezoning is 
discretionary and local governments should consider whether a proposed rezoning is creating a 
need for new amenities or impacts on the community that should be offset by a reasonable 
community benefit." 

For the proposed George Hotel and Residences, the following CAC's have been offered by the 
developer: 

• Provision of four affordable housing units (proposed cash contribution of $156,648 to the 
Town's Affordable Housing Reserve Fund) 
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• Cash contribution of $100,000 for improvements to Winegarden Park (in addition to any 
development related mitigation of impacts to the park). Alternatively, a contribution could 
be considered for infrastructure improvements in the vicinity of the development site 

• As noted in the Coriolis report: the new public waterfront walkway and pier that is integral 
to the development is also a benefit for the community 

In addition: the applicant has agreed to financially support and resource a separate Town-led 
parks planning process for Winegarden Park and to involve the community in considering future 
park improvements. The costs of this design process will be borne by the applicant, but Town staff 
will ensure full public review as well as opportunities for stakeholder input and Advisory Planning 
Commission (APC) review. 

As part of the economic review, Coriolis was also asked by the Town to comment on the ability of 
the project to sustain additional amenities. Based on a review of the financial analysis of the 
proposed development, Coriolis summarised the following: 

• Estimated project costs are reasonable and possibly low 
• Estimated revenues are reasonable and possibly high 
• Developer's profit is reasonable for the residential component and modest for the hotel 

Coriolis concludes "that the proposed development does not have any significant financial 
capacity for providing additional CAC, beyond the proposed affordable housing units, waterfront 
improvements, and $100,000 for open space improvements already included in the proposal" (pg. 
3). 

Community Wide Impacts 
The Coriolis report provides high level observations about the proposed developments economic 
impact on the Town. The report states that the Town can expect the following economic benefits 
created by the proposed development: 

• new tourism infrastructure 
• drawing new tourism sector dollars to the local economy and a net gain in local 

employment (despite some transfer of tourism dollars from existing businesses) 
• new public access to the waterfront and public realm improvements, that would not be 

available if the site was to remain in the current zoning (pg. 3, 4) 

Winn Road Closure and Public Plaza 

The development proposes to incorporate a public outdoor plaza in the design that would improve 
the liveability of the hotel and apartment units, as well as maintain a public pedestrian linkage from 
Gower Point Road to the waterfront walkway. The proposed development design includes the 
closure of Winn Road right of way to assemble the road into a single development site. The 
developer would purchase the road and the Town would require a statutory right of way for a 
pedestrian path to the waterfront at no cost. 

The Town retained D.R. Coel! Associates to undertake an appraisal for the road allowance. In 
March, 2014, the appraised value was determined to be $425,000. The Town and the developer 
have not yet negotiated terms of the road closure. The Community Charter requires that the Town 
follow procedures for a road closure bylaw and that funds received from the proceeds of sales be 
used to acquire other property that Council considers will provide waterfront access that is of at 
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least equal benefit to the public. It will be necessary for the Town to set aside the monies in a 
reserve fund that is used for the purpose of acquiring new public waterfront access. 

Servicing infrastructure 

The "servicing" for a development site includes the roads, sewer, water and drainage 
infrastructure needed to support the project. Under the Town's Subdivision Bylaw, new 
development is required to improve "frontage" infrastructure adjacent to site. If existing water or 
sewer services are insufficient, the development also needs to provide any needed upgrades. 
Practical considerations such as grade changes in the area can also necessitate extending the 
works beyond the frontage in order to match up with adjacent existing areas. 

The George Hotel & Residences will trigger the following servicing upgrades and infrastructure 
improvements as outlined below and on the map: 

• Required upgrades to Gower Point Road fronting the site and for the sewage lift station 
(solid red line and square on map) 

• Extension of works in order to merge with existing grades (blue dashed line) 
• Optional works to Prowse Road intersection (black dotted line) 

Figure 2: Development site (land portion) and location of infrastructure improvements 
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Development Cost Charges 

DCC funds are the Town's earmarked savings accounts for major infrastructure works in 
the coming years. Through Development Cost Charges new development pays for a 
specific list of needed major infrastructure works. If a developer builds projects from the list 
with DCC major infrastructure works, it is credited against his DCC payment. Most road 
works required from the George Hotel are "DCC creditable". For those works, instead of 
paying the Town DCC's, the developer could be asked to build the works for the Town. 

Required works and DCC's 

Required improvements include upgrading Gower Point Road's surface and water line along the 
frontage, renewing sanitary sewer pipes, as well as the addition or upgrade of the Prowse Road 
sanitary lift station and intersection improvements. These are required capital improvements that 
would otherwise need to be funded by the Town. The estimated value of required servicing 
upgrades (without intersection improvements) is $520,000-$720,000. In addition, a net addition to 
the Development Cost Charges funds of $1,280,000 would be required. The total value of 
required works and DCC's is $1,800,000 - $2,000,000. 

Optional amenity: extend works to Prowse Road 

Road renewal for Gower Point Road up to Prowse Road is one of the road projects in the Town's 
Development Cost Charge Bylaw. Since the proponent would pay DCC's for roads anyway, it 
should be considered if works (for road, and also sewer and water) can be extended from the 
development site to Prowse Road. Partially, this could be funded from DCC's levied for the 
project, and the remainder the works could be considered as one of the community amenity 
options. 

The estimated cost for extending improvements on Gower Point Road, beyond the development 
frontage, is $880,000. Of these works $480,000 could be funded by the project DCC's. If these 
works would be included as part of the George Hotel project, the net amount added to the 
Development Cost Charge funds would be $ 800,000. The total value of required and optional 
works plus the net addition to DCC funds would be $ 2,200,000 - $2,400,000. 

Property Taxes 

The Town does not collect property tax just for the town but acts as an agent for other taxes as 
well. The following taxes are part of property taxes collected by the Town: 

• Provincial (hospitals, schools, BC Assessment) 
• Regional (recreation facilities, transit, landfill, fire protection, etc.) 
• Municipal (water, roads, sewer, drainage, etc.) 

The Property Tax estimate provided by Coriolis, is limited to the municipal portion only 
(approximately 1/3 (33%) of total property tax collected). The Coriolis report reviewed the Town's 
property taxes and estimated the George's potential municipal contribution of property taxes. The 
tax ranges were provided to reflect optimistic to conservative performance for the proposed 
development. The estimated municipal portion of annual tax returns were estimated at: 
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., Residential 40 units - estimated annual tax $50,000 to $56,000 
(residential building adds 3% to the existing residential assessed values in the Town) 

., Commercial retail - estimated annual tax $9,000 to $11,000 

., Hotel/Marina - estimated annual tax $247,000 to $278,000, depending on performance 
(hotel and marina add 33% to the existing commercial assessed values in the Town) 
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The estimated total annual municipal tax is $306,000 to $345,000. This represents an estimated 
additional 13 -14% to the Town's current tax base. 

Summary 

The Coriolis economic review report finds that the proposed development will almost certainly 
make a net positive contribution to the Town. In combination with information of the value of 
infrastructure improvements, the following economic benefits for the Town have been identified: 

., Affordable Housing Reserve Fund - proposed cash contribution $156,648 

., Community Amenities (Winegarden Park) - proposed $100,000 

., Amenity option to extend infrastructure works to Prowse Road - value $ 400,000 

., New public waterfront walkway and pier 

., New tourism infrastructure and a net gain in local employment 

., Municipal property tax revenues estimated between $306,000 to $345,000 per year 

., Winn Road closure and sale $425,000 

., Required infrastructure improvements adjacent to the site for roads, sewer, water, 
drainage and Prowse Road sewage lift station- value $520,000 - $720,000 

., Required levies for DeC infrastructure funds - $1,280,000 

Respectfully Submitted, 

f,vAA 
Odete Pinho, RPP 
Planning Consultant 

CHIEF ADMINISTRATIVE OFFICER'S COMMENTS: 
I have reviewed the report and support the recommendation(s). 

\::;;21M-~ 
Emanuel Machado 
Chief Administrative Officer 

Attachment: 

Andre oel, RPP 
Director of Planning 

Coriolis Consulting Corp. ((Review of Community Amenity Contributions and Review of Municipal 
Costs and Revenues for Proposed George Hotel and Residence, Gibsons", dated July 16, 2014. 



VIA EMAIL 

16 July 2014 

Andre Boel, RPP 
Director of Planning 
Town of Gibsons 
474 South Fletcher Road, Box 340 
Gibsons, B.C. VON 1VO 

Dear Mr. Boel: 

Coriolis Consulting~. 
1505-1130 W. Pender St . 

... --... 
Tel: (604) 682-9714 • Fax: (604) 682-4193 

Website: www.coriolis.ca 

Re: Review of Community Amenity Contributions and Review of Municipal Costs and Revenues 
for Proposed George Hotel and Residence, Gibsons 

As you requested, I have completed a review of the proposed mixed use waterfront development project in 
Gibsons that is called the George Hotel and Residences. The developer is seeking rezoning and as part of 
the review of the application the Town of Gibsons has asked me to provide an opinion as to what would be 
a reasonable Community Amenity Contribution (CAC) given the nature of the project. The Town has also 
asked me to provide a high level review of potential municipal costs and revenues associated with the 
proposed rezoning to see if there is any significant risk that the development would impose a material 
financial burden on the Town. 

As an input to my review, the developer has provided to me project information (mainly of a financial nature) 
that the developer considers confidential. The information was provided on the understanding that I would 
not include the confidential material in my written opinion. As agreed with the Town, I have drafted this letter 
so as to communicate my findings without disclosing anything confidential. The information provided to me 
by the developer is a financial analysis of the proposed development, dated 7 March 2014, prepared by 
Omicron on behalf of the owner, as well as some subsequent information provided by Omicron in telephone 
conversations and email. I understand that there was an earlier financial analysis prepared by GP Rollo & 
Associates. I was not given a copy of this, but I am advised by the Town that it is not consistent with the 
current development proposal and is probably not relevant. 

1. REVIEW OF COMMUNITY AMENITY CONTRIBUTION 

The Basis for Community Amenity Contributions in BC 

In BC, there are two broad means of obtaining CACs from development projects that are seeking rezoning: 

• Via a density bonus bylaw, in which a local government rezones property to provide for a base 
density, which can be developed without a CAC, and supplemental density which can be obtained in 
exchange for providing a prescribed amenity or affordable housing contribution. The Town is not using 
this approach for the George project, which is seeking rezoning into a Comprehensive Development 
district in which the allowable uses and density will be set to match the proposed development concept. 

• Via negotiations with a developer seeking rezoning who provides a voluntary amenity contribution. 
The premise underlying such negotiations is that rezoning is discretionary and local governments 
should consider whether a proposed rezoning is creating a need for new amenities or impacts on the 
community that should be offset by a reasonable community benefit. This is the approach the Town is 
using for the George proposal. 



There are different approaches commonly used in BG to gauge the nature and value of an appropriate 
CAG. One common approach (that is recommended by the Province) is to gauge whether the project will 
have any impacts on the surrounding area or community that could be ameliorated by a CAG, whether the 
project will put a load on existing amenities that should be addressed, or whether the project is in a unique 
position to provide community benefits that are appropriate under the circumstances. The Province 
recommends that municipalities do not simply seek a CAG on the premise that rezoning creates an 
increase in land value, although the Province does acknowledge that financial analysis can be a useful 
input to determining whether a target GAG is reasonable. 

Proposed Development 

The proposed development has these features: 

• 40 residential units of which 4 are proposed as affordable units to comply with municipal policy. 

• A hotel with 118 rooms, conference facilities, spa, pools, and other amenities. 

• Marina. 

• Retail and restaurant space. 

• Underground parking. 

• New public waterfront walkway along the shoreline. 

• A new pier which will be partly publicly accessible (with the other part presumably private for the use of 
hotel and marina customers). 

• Retail and restaurant space. 

Proposed Amenity Contributions 

The project proposes to include four affordable housing units. 

The Town has advised us that the developer is proposing to make these units available as rentals for hotel 
staff, but the developer's financial analysis as provided to us indicates that the units will be sold. Based on 
the developer's financial analysis, there will be two units of 480 square feet priced at $240,000 each and 
two units of 500 square feet priced at $250,000 each. We understand that the Town has previously 
accepted units priced at $240,000 to be considered affordable, so it may be appropriate to negotiate these 
prices down by a small amount, although it should be noted that the developer may respond by simply 
making the units a little smaller to achieve a price below $240,000. 

It is possible that the developer intends to sell the units, at the indicated price, to an investor who would 
then rent the units. If it is important to the Town that these be rental units, the Town should discuss this 
point with the developer and seek assurance that the units will be rentals. 

Whether they are rental units or sold at/near $240,000, it seems reasonable to us to conclude that these 
units can be considered affordable relative to the market price of the larger units in the project. Note that if 
the Town decides to not consider these units affordable, there is no financial "room" that could be freed up 
to support some other amenity. The unit pricing for these units is moderate because the units are small, not 
because the developer is assuming they will sell for a below-market price. 

The project also proposes to contribute provide $100,000 for improvements to Winegarden Park. We have 
not seen a concept plan for the Park, so we do not know if this amount is sufficient to make any significant 
change to the Park. We also do not know if the construction of the proposed development will have an 
impact on the Park. We recommend that the Town require the developer to make good any damage to the 
Park that is caused by construction and that any cost related to this should be in addition to the $100,000 
contribution for enhancements. 
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The inclusion of this as a cost in the developer's pro forma indicates a willingness and ability to provide 
$100,000 for amenity that is not on the development site. Therefore, if there is another amenity project (of 
similar cost) that is more important to the Town (or if the full amount of the $100,000 is not needed for 
Winegarden Park), then the Town should discuss this point with the developer. 

The project also includes a new waterfront walkway and pier that are integral to the development of the 
hotel and marina. The walkway and part of the pier will be accessible to the public so, while they are not 
identified by the developer as a Community Amenity Contribution per se, the community will enjoy the 
benefit of this significant waterfront amenity. 

Ability of the Project to Sustain a Community Amenity Contribution 

We have reviewed the financial analysis of the proposed development, as supplied by the developer. We 
have conducted an independent review of the major assumptions in the developer's financial analysis and 
we have reached the following conclusions: 

• The developer's estimate of selling prices for the residential units is reasonable and possibly on the 
high side. 

• The assumed hotel rates are reasonable for peak season but may be on the high side for off-season. 

• The assumed occupancy rate in the hotel is reasonable (based on the general performance of other 
high quality hotels, but we have not conducted a demand analysis). 

• The assumed lease rates for commercial space are reasonable and possibly high. 

• The developer's estimate of project costs is reasonable and possibly low. 

• The developer has included a cost for the purchase of the land, based on a price that is consistent with 
current assessed value, so the developer has not built into the analysis any significant lift in land value 
to accrue to the existing owner. To the extent that the land value created by rezoning is a consideration 
in evaluating the ability of a project to provide a CAC, it is appropriate to use the current market value 
under existing zoning as the basis for determining whether the rezoning is creating a land value gain. 
The fact that the owner/developer may have acquired some or all of the land earlier, when land values 
were lower, is not relevant because the ability to pay for a CAC is derived from the creation of new land 
value above the existing value under existing zoning. 

• The calculated developer's profit is reasonable for the residential component of the project and is 
modest for the hotel. 

In summary, in our view the proposed development does not have any Significant financial capacity for 
providing additional CAC, beyond the proposed affordable housing units, waterfront improvements, and 
$100,000 for open space improvements already included in the proposal. 

If the Town wants to seek additional benefits, we recommend focusing on any ways in which the design can 
be improved to address any concerns and ways to increase public access to waterfront portions of the 
project, rather than seeking any additional benefits that would add to project cost. 

Impacts of the Proiect 

We have not completed a detailed impact assessment of this project, but we have some high level 
observations. 
The benefits of the project appear to include: 

• New tourism infrastructure. By providing a high quality waterfront hotel, this project should draw new 
tourism dollars to the community. While some of the hotel's business would otherwise have been 
captured by other properties (i.e. a transfer of tourism dollars rather than new dollars), the creation of a 
much higher quality project should result in a net increase in the tourism sector of the local economy. 
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• As a result of the new spending, a net gain in local employment. 

• Public access to the waterfront that would not be available if the site is developed under existing 
zoning. 

• Public realm improvements (Park contribution, waterfront walkway, pier). 

With only 40 residential units, the project is not likely to impose any significant impact on local amenities 
and infrastructure (e.g. community facilities, recreation facilities). Buyers will likely be affluent (and some 
may be only part-time residents) and the project includes some amenities that will be available to residents 
as well as hotel guests, so there is not likely to be much impact on the Town's existing amenities that would 
warrant an offset in the form of additional CACs. 

Conclusions 

We recommend not seeking further CACs from this project. The Town may want to refine the terms 
governing the four affordable housing units, seek ways to enhance public access to the waterfront, secure a 
commitment to address any impacts on the adjacent Winegarden Park, and discuss whether the Town 
prefers to spend the proposed $100,000 on Winegarden Park improvements or some other amenity project 
of similar cost, but we do not see any compelling reason to seek a larger total package of public benefits 
associated with the rezoning. 

2. REVIEW OF MUNICIPAL COSTS AND REVENUES 

For this review, I consider the following factors: 

• Municipal property that is included in the project. 

• ServiCing costs to be paid by the project. 

• Property tax considerations. 

Municipal Property 

The development site includes the proposed closure (and acquisition by the developer) of a portion of the 
Winn Road right of way that extends from Gower Point Road toward the waterfront. The private lots being 
assembled for the development straddle the road, so the developer is proposing consolidating the road and 
the lots into a single development site. 

The road allowance has an appraised value of $425,000 (appraisal by D.R. Coell Associates for the Town). 
We are advised that the Town and the developer have not yet negotiated the terms of the road closure and 
ownership transfer. 

The Town will not be taking any new road dedications as part of the development. However, the Town will 
be seeking a statutory right of way over the sea walk, for public access, being built along the waterfront 
edge of the site. 

We assume that the Town will sell the road allowance to the developer for market value and then negotiate 
the statutory right of way for the pedestrian path at no cost. This aspect of the project would, therefore, be 
a net gain to the Town. There are restrictions on what the Town can use the sales proceeds for. According 
to the Community Charter, the funds are to be used to acquire other property that the Council considers will 
provide waterfront access that is of at least equal benefit to the public. So, it will be necessary for the Town 
to set these monies aside in a reserve, pending identification of an appropriate opportunity to acquire new 
waterfront access. 
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Servicing Costs 

The developer's financial analysis for the project assumes payment of required Development Cost 
Charges 1 (DCCs), so the Town will receive the appropriate contribution to off-site infrastructure. 

The Town has given the developer a detailed list of required servicing upgrades and improvements (in a 
letter dated 10 March 2014). The developer has not responded, but if the project funds the listed works 
then the municipality should not absorb any capital cost. In fact, the municipality will have a net capital 
benefit, as some of the works that will be funded by the development will benefit other properties or reduce 
the need for Town capital expenditures, including: 

• Improvements to Gower Point Road along the frontage of the site (that would otherwise have to be 
funded by the Town) as well as improvements that extend beyond the frontage of the development site, 
which would also otherwise have to be funded by the Town. 

e Upgrading the water line along Gower Point Road and beyond the frontage of the development site, 
which would otherwise have to be funded by the Town. 

e A sanitary sewer lift station that would benefit other properties, which might otherwise be funded by the 
Town. 

We understand that the developer has not yet responded to the Town's servicing requirements, so the 
Town should seek a response. Our conclusions would change if the developer does not provide the 
suggested works. 

Property Tax 

The proposed development will include a hotel component, a residential component, and a small 
commercial component embedded in the residential project. 

Based on the financial information provided by the developer, the hotel is to be operated as a commercial 
hotel property, not a time-share. Accordingly, we have estimated property taxes assuming a hotel. 
Commercial properties of this type are valued, for assessment purposes, by estimating the future annual 
net operating income (from all sources including hotel rooms, food/beverage, and in this case the marina) 
and then capitalizing this based on the rate of return required by investors in this type of commercial 
income-producing asset. If the developer structures the property as a residential time-share, and if the 
property is therefore assessed based on residential value and taxed as a residential property, the property 
taxes would be different. We have based our estimate on the information provided, which indicates hotel 
operation. 

The table below provides an estimate of the total market value of each component upon completion, an 
estimate of the annual property taxes based on current tax rates in Gibsons, and a comment on whether 
the project is likely to be a net fiscal gain or loss based on future municipal costs to serve the development. 
As indicated in the table and associated footnotes, we have included a range because we regard some of 
the developer's numbers as optimistic. Note that if the hotel property does not perform as well as estimated, 
the property tax revenues to the Town will be lower. However, commercial properties are almost always a 
net fiscal gain for local government, as they tend to consume less municipal services than residential 
properties and they are taxed at a higher rate. Even if the hotel performance is less than forecast, it is 
highly unlikely that the property will become a net fiscal cost (i.e. annual servicing costs exceed tax 
revenue) to the Town. 

1 Development Cost Charges are charges levied on new development to help pay the cost of community-wide infrastructure 
(water, sewer, roads, drainage, park land) needed to accommodate growth. DCCs apply to all development projects and the 
rates are prescribed in a municipal bylaw. The rates are not negotiable. 
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Town of Estimated 

Estimated Gibson's 2014 Annual 
Component Market Value 1 Property Tax Municipal Impact on Town Operating Costs 

Rate (Municipal Taxes 
Portion Only) (Rounded)2 

40 Units $23.1 million $2.1825 per $50,000 to Multifamily units will probably be 
Multifamily to $25.7 $1,000 $56,000 occupied by older, affluent 
Residential million residents some of whom will be 

part-time residents. Not likely to put 
a significant load on municipal 
services. Because these 
residences are relatively high value, 
this will likely have a better financial 
outcome for the municipality than 
typical apartment projects in the 
community. 

5,460 square feet $1.5 million to $6.1678 per $9,000 to Commercial development tends to 
Commercial $1.8 million $1,000 $11,000 be a net fiscal gain because of the 
Space in relatively high tax rate (6.1678 
Residential compared to 2.185 for residential) 
Project and tends to put a lower burden on 

municipal services than residential 
development. Likely a net fiscal 
gain for the Town. 

Hotel $40 million to $6.1678 per $247,000 to Same as above. 
(including marina) $45 million $1,000 $278,000 

Total $64.6 million n/a $306,000 to This project is likely to have a net 
to $72.5 $345,000 positive fiscal impact on the Town. 
million 

Notes: 
1 The upper end of the range is based on the developer's estimates. The lower estimate reduces these figures by about 10% because we 

regard the developer's estimates as high. 
2 Does not include the school, regional district, or other non-municipal portions of total property tax. 

Because some of the business at the hotel will likely be transferred from other existing hotel/motel 
properties in the area, it is possible that some of the commercial tax gain from the development will be 
offset by reduced taxes from existing properties if their values fall due to reduced income. However, if the 
transference of business is spread over multiple properties, it is possible that assessed values will not be 
sufficiently sensitive to small changes in net operating income to actually show a reduced assessed value. 
As well, some of the new hotel's business will be a net increase in total occupied room nights because this 
facility will provide a higher quality of accommodation and meeting space. So, on balance, the hotel will 
almost certainly make a net positive fiscal contribution to the Town. 

Conclusions 

Assuming the developer pays market value for the road allowance to be closed and assuming the 
developer provides the servicing upgrades the Town has proposed, this project will likely have a net 
positive fiscal impact on the Town, both in terms of capital funding and ongoing operations. 
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3. SUMMARY 

The proposed project is providing the following benefits: 

Affordable housing 4 units 

Cash contribution to public open space $100,000 
(the developer proposes improvements to 
Winegarden Park but the municipality 
may prefer some other amenity at similar 
cost). 

Other amenities Publicly accessible waterfront walkway and pier. 

Property tax revenue Net fiscal gain (i.e. tax revenue will exceed municipal costs). 

Servicing upgrades I n front of property and beyond. 

DCCs and sewer lift station Appropriate contributions to off-site servicing. 

The project will almost certainly make a net positive fiscal contribution to the municipality. The project is 
providing affordable housing units and attractive waterfront amenities. In our view, the project does not 
have the financial capacity to provide a larger CAC package. 

Yours truly, 

CORIOLIS CONSULTING CORP. 

~W~~S 
Jay Wollenberg 
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