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Various c/o Altus Group Limited vs. City of Regina

AAC 2017-0068 to 2017-0115

AAC Revised Schedule A — Properties Under BOR Lead Appeal #2017-28100 (Group “A”)

Original
AAC Appeal BOR Appeal Civic Address or Legal Roll Assessed
Ppty#|Number Number Appellant Description Number Value
1 2017-0100 2017-28100 (Lead) [Federated Co-operatives Limited 2216 E Emmett Hall Road 10169644 $1,641,400
2 2017-0113 2017-28112 Huber Enterprises Ltd 4600 E Victoria Avenue 10268140 $1,807,500
3 2017-0115 2017-28117 ProCrane Inc. 570 Mcdonald Street 10022438 $2,153,800
4 2017-0112 2017-28110 Village Financial Limited 4150 E Victoria Avenue 10268975 $5,562,800
5 2017-0106 2017-28090 Dream Saskatchewan Portfolio Inc. 1802 E Stock Road 10226524 $5,958,900
6 2017-0106 2017-28105 Dream Saskatchewan Portfolio Inc. 363 Maxwell Crescent 10018725 $3,325,100
7 2017-0100 2017-28095 Federated Co-operatives Limited 2107 E Turvey Road 10201133 $6,783,400
8 2017-0108 2017-28093 MADELANA HOLDINGS LTD. 202 Solomon Drive 10226517 $3,045,000
9 2017-0101 2017-28071 Halliburton Partners Canada ULC 100 Mcdonald Street 10013951 $4,712,500
10 | 2017-0103 2017-28079 saskatchewan Association of 1301 Fleury Street 10027983 $4,712,500
Rehabilitation Centres
11 | 2017-0082 2017-28106 Saskatchewan Telecommunications |2¢ | o ooron crescent | 10076954 $7,062,100
Holding Corporation
12 | 2017-0082 2017-28118 Saskatchewan Telecommunications |gg) o erson Drive 10018739 $4,122,800
Holding Corporation
13 2017-0114 2017-28113 Maznur Realty Ltd. 4750 E Victoria Avenue 10268143 $3,854,200
14 2017-0105 2017-28088 Cougar Property Management Inc. 1715 Elliot Street 10033440 $5,018,300
15 2017-0110 2017-28104 Warner Truck Industries 330 E 4th Avenue 10178193 $3,607,500
16 2017-0102 2017-28073 Hazelaar Construction Limited 1111 Mackay Street 10027949 $1,189,000
17 2017-0104 2017-28080 SCR Holdings Inc. 135 Henderson Drive 10013959 $2,668,800
18 2017-0111 2017-28109 Warner Property Holdings Ltd. 415 N Longman Crescent 10013963 $2,562,400
19 2017-0085 2017-28082 CWS Logistics Ltd. 1405 E Pettigrew Avenue 10018693 $3,022,300
20 2017-0107 2017-28091 AG SK Turvey Ltd. 1903 E Turvey Road 10018790 $6,623,000
21 2017-0109 2017-28096 Boquist Developments Inc. 2120 1st Avenue 10250374 $674,500
Page 10f 2
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Various c/o Altus Group Limited vs. City of Regina

AAC 2017-0068 to 2017-0115

AAC Schedule A - Properties Under BOR Lead Appeal #2017-28122 (Group “B”)

Original
AAC Appeal BOR Appeal Civic Address or Legal Roll Assessed
Ppty#|Number Number Appellant Description Number Value
22 2017-0068 2017-28122 (Lead) |Abcomp Holdings Ltd. 610 Henderson Drive 10018730 $6,163,100
23 2017-0097 2017-28125 Acklands-Grainger Inc. 680 Mcleod Street 10018652 $4,767,400
24 2017-0079 2017-28089 101161069 Saskatchewan Ltd. 1735 Francis Street 10218234 $15,304,400
25 2017-0075 2017-28084 Whiterock Chestemere Regina Inc. 155 N Leonard Street 10018732 $8,638,000
26 | 2017-0089 201728108 | Whiterock 402 McDonald Street 402 McDonald Street 10018639 |  $6,762,500
Regina Inc.
27 2017-0094 2017-28121 Whiterock 603 Park Street Regina Inc. 603 Park Street 10022484 $10,422,300
28 | 2017-0096 2017-28124 :éz::z‘l’;t 651 Henderson Drive 651 Henderson Drive 10018737 |  $9,522,400
29 | 2017-0086 201728102 | WWhiterock 310 Henderson Drive 310 Henderson Drive 10018701 | $30,715,800
Regina Inc.
30 2017-0077 2017-28086 Ecco Heating Products Ltd. 1600 E Ross Ave 10112642 $6,738,200
31 | 2017-0093 2017-28119 Et;i:gmrsC°‘°peraﬁveReﬁ"e”es 580 Park Street 10018674 |  $5,945,700
32 | 2017-0095 2017-28123 Zhn‘i::‘s"d Co-operative Association ¢, o\ \yinnipeg Street 10008850 $7,829,200
33 2017-0099 2017-28127 855 PARK STREET PROPERTIES GP LTD. |855 Park Street 10022488 $15,132,100
34 2017-0090 2017-28111 JOHN DEERE CANADA ULC 455 Park Street 10018672 $14,252,800
35 2017-0069 2017-28074 N & T Properties Ltd. 115 Mcdonald Street 10018734 $5,658,500
36 2017-0078 2017-28087 Loblaw Properties West Inc. 1700 Park Street 10033930 $10,107,600
37 2017-0081 2017-28094 101143561 SASKATCHEWAN LTD. 2101 Fleming Road 10247034 $104,355,400
38 2017-0078 2017-28129 Loblaw Properties West Inc. 921 Broad Street 10151105 $5,214,600
39 2017-0098 2017-28126 MASTERFEEDS GP INC 745 Park Street 10022485 $6,405,700
40 2017-0076 2017-28085 1575 ELLIOTT STREET PROPERTIES LTD. |1575 Elliot Street 10033463 $5,727,300
41 2017-0083 2017-28098 2201 - 1ST AVENUE HOLDINGS LTD. 2201 1st Avenue 10022119 $6,867,100
42 2017-0071 2017-28077 Hoopp Realty Inc. 12202 Ewing Avenue 10264262 $22,529,800
43 2017-0087 2017-28103 Tiger Fera Investment Inc. 316 E 1st Avenue 10241453 $8,648,100
44 2017-0070 2017-28076 605114 Saskatchewan Ltd. 1155 Park Street 10028466 $7,175,500
45 2017-0080 2017-28092 Postmedia Network Inc. 1964 Park Street 10033929 $9,834,800
46 2017-0074 2017-28083 101055353 Saskatchewan Ltd 1450 Park Street 10027989 $11,383,200
47 2017-0072 2017-28078 Ralph McKay (Canada) Limited 130 Hodsman Road 10013949 $5,421,200
48 2017-0073 2017-28081 WestRock Company of Canada Inc. 1400 1st Avenue 10022143 $8,064,500
49 | 2017-0082 2017-28097 iijg?;;iiﬁig;:ﬂi;?”""“nicaﬂons 2133 1st Avenue 10022117 | $10,152,600
50 2017-0084 2017-28099 3346286 Manitoba Limited 221 N Winnipeg Street 10018625 $10,919,900
51 2017-0091 2017-28114 Warner Bus Industries Ltd. 515 1st Avenue 10022404 $9,133,500
52 2017-0092 2017-28116 Western Limited 555 Henderson Drive 10018759 $9,652,100
53 2017-0088 2017-28107 Sachick Holdings Ltd 4000 E Victoria Avenue 10268997 $8,921,200
54 2017-0085 2017-28101 CWS Logistics Ltd. 250 Henderson Drive 10014005 $25,977,600

Page 2 of 2
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Schedule B- Summary of Grounds of Appeal to AAC

AAC Appeal 7
Property Number #1 #2 #3 #4 #5 #6 #7 #8 #9 #10 | #11 | #12 | #13 | #14 | #15 | #16 | #17 | #18 | #19 | #20 | #21
BOR Appeal Number ——> 28100| 28112 28117| 28110| 28090| 28105 28095| 28093| 28071| 28079| 28106 28118| 28113| 28088| 28104 28073| 28080| 28109| 28082 28091| 28096
Ground # Grounds Lead
v vV
1 Failing to provide written reasons 28100/28122 X X X X X X X X X X X X X X X X X X X X X
2 Facts within conclusions 28100/28122 X X X X X X X X X X X X X X X X X X X X X
3 Lead 2017-28122 - Expert witness 28122
4 Applicability of Chebyshev Theorem 28122
5 Lead 2017-28100 - Improper reliance biased and unjust criteria 28100] X X X X X X X X X X X X X X X X X X X X X
6 Lead 2017-28100 - Incorrect acknowledgement of facts 28100/28122 X X X

7 All 54 appeals do not have clearly defined written reasons from the | 28100/28122 X X X X X X X X X X X X X X X X X X X X X
Board leading to a dismissal of the appeals

Additional Notes : Turquoise = Small Industrial, Dark Blue = Large Industrial
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Schedule B

AAT Appeal #
Property Number #22 | #23 | #24 | #25 | #26 | #27 | #28 | #29 | #30 | #31 | #32 | #33 | #34 | #35 | #36 | #37 | #38 | #39 | #40 | #41 | #42
BOR Appeal Number ——> 28122| 28125( 28089| 28084| 28108| 28121| 28124| 28102| 28086| 28119| 28123| 28127| 28111| 28074| 28087 28094| 28129| 28126| 28085 28098| 28077
Ground # Grounds Lead
v vV
1 Failing to provide written reasons 28100/28122 X X X X X X X X X X X X X X X X X X X X X
2 Facts within conclusions 28100/28122 X X X X X X X X X X X X X X X X X X X X X
3 Lead 2017-28122 - Expert witness 28122| X X X X X X X X X X X X X X X X X X X X X
4 Applicability of Chebyshev Theorem 28122| X X X X X X X X X X X X X X X X X X X X X
5 Lead 2017-28100 - Improper reliance biased and unjust criteria 28100
6 Lead 2017-28100 - Incorrect acknowledgement of facts 28100/28122

7 All 54 appeals do not have clearly defined written reasons from the | 28100/28122 X X X X X X X X X X X X X X X X X X X X X
Board leading to a dismissal of the appeals

Additional Notes : Turquoise = Small Industrial, Dark Blue = Large Industrie
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Schedule B

AAT Appeal #
Property Number #A3 | #44 | #45 | #46 | #47 | #48 | #49 | #50 | #51 | #52 | #53 | #54
BOR Appeal Number ——> 28103| 28076( 28092| 28083| 28078| 28081 28097| 28099| 28114| 28116( 28107| 28101
Ground # Grounds Lead
v V4
1 Failing to provide written reasons 28100/28122 X X X X X X X X X X X X
2 Facts within conclusions 28100/28122 X X X X X X X X X X X X
3 Lead 2017-28122 - Expert witness 28122] X X X X X X X X X X X X
4 Applicability of Chebyshev Theorem 28122] X X X X X X X X X X X X
5 Lead 2017-28100 - Improper reliance biased and unjust criteria 28100
6 Lead 2017-28100 - Incorrect acknowledgement of facts 28100/28122 X
7 All 54 appeals do not have clearly defined written reasons from the 28100/28122 X X X X X X X X X X X X

Board leading to a dismissal of the appeals

Additional Notes : Turquoise = Small Industrial, Dark Blue = Large Industrie

Page 12 of 1961









Page 15 of 1961



Page 16 of 1961



Page 17 of 1961






Page 19 of 1961



Page 20 of 1961





















AAC 2017-0068 (Lead) to 2017-0115 (Revised AAC Schedule A)
SASKATCHEWAN MUNICIPAL BOARD
Assessment Appeals Committee

BOR Appeal No: 2017-28122 (Group B)
Civic Address: 610 Henderson Drive
Abcomp Holdings Ltd. c/o Altus Group Limited v City of Regina

Board of Revision (BOR) Record (Lead for Group B is Property #22 on Revised AAC
Schedule A)

a. Notice of Appeal with attached Schedule A with Mar-3-17 Results of Pre-filing
Discussion and 2017 Duplicate Notice of Assessment

b. Appellant’s (Altus) 20 Day Submission for 2017-28122, including Appendices:
Property Map & Pictures
City of Regina’s Industrial Model
Subject Income SPSS Report (Lead)
Multiple Regression Analysis Sources
Altus’ Lead Notice of Appeal
Sasco Developments Ltd. COA Decision
Confidential: 18(1)(b)
SAMA Warehouse Handbook Excerpts
Sauder School of Business — Chapter 10 — land & Site Analysis
MPAC — “Valuing Land in Transition in Ontario”
Bylaw 9250 — Chapter 5 — Use & Development / Subject Zoning Map
Bylaw 9250 — Chapter 14 — Parking & Loading Regulations
. IAAO AVMs excerpts
Industrial Sales Effect Area — Charts
Industrial Sales greater than 10,000 square feet — Chart
Extrapolation Sources
IAAO textbook Fundamentals of Mass Appraisal excerpts
One-Sample t-test online excerpts
Second Canadian Edition of Statistics textbook excerpts
Normality Excerpts & Default Alpha Statistic sources
IBM SPSS Normality test & IBM SPSS Descriptive statistics
Authorities 95% Confidence: Decisions and Appeal Documents
. Additional IBM SPSS Data Normality & Descriptive tests
460 Albert Street site coverage pictures & SPSS Report (394)
Client Income SPSS Reports (399)

<XSES<CHYPPUOZZIrA- " IQOMMUO®P

Page 27 of 1961



Page 2 AAC 2017-0068 to 2017-0115

c. Respondent’s (City) 10 Day Submission for 2017-28122, including Appendices:
A. BC Assessment (p. 53 of pdf)
B. City of Edmonton Assessment (p. 65 of pdf)

d. Respondent’s (City) 10 Day Submission — “Group B" Carry Forward Documents

e. Appellant’s (Altus) 5 Day Submission including Appendices:
A. Revised Statistical Testing: Normality & Descriptives
Confidential: 110 E Pettigrew Avenue Documentation
City of Regina 2017 Multi-Family excerpts
2017 Assessment Methodology Industrial Warehouses - Edmonton
CV of Dr. Andrei Volodin — Profession of Statistics at the University of Regina

mooOw®

f. May-10-17 Request to Record hearing submitted by Altus Group Limited
g. May-10-17 BOR Request for Court Reporter

h. May-15-17 Hearing Exhibit R-2 for Lead #28122 Quialifications of Robert
Gloudemans

i. May-15-17 Hearing Exhibit R-3 for Lead #28122 Email from Robert Gloudemans re
Chebyshev Theorem

j.  May-16-17 Confidentiality Order respecting Appendix G of Appellant’s 20-Day
Submission for 2017-28122

k. May-15-17 Hearing Transcript (Refer to “Group A” BOR Record — Carried Forward)

I. May-16-17 SK Court of Appeal Decision 2017 SKCA 34 introduced during testimony
as per Transcript Volume 2, Page 231, Line 15 (not assigned Exhibit number)

m. Aug-28-17 Decision with Letter with proof of delivery
BOR Record - Other Appeals (Properties #23 - #54 on Revised AAC Schedule A)
a. Notice of Appeal with attached Schedule A with Mar-3-17 Results of Pre-filing

Discussion and 2017 Duplicate Notice of Assessment
m. Aug-28-17 Decision with Letter with proof of delivery

Jan-26-18
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Notice of Appeal to the Regina Board of Revision

(DEADLINE FOR APPEALS IS March 6, 2017)

To the Secretary of the Board of Revision of the City of Regina, Saskatchewan:

Section 1:
| request the: ____Simplified appeal process X _Regular appeal process (see reverse)

| appeal against the: (check beside those which apply)

X _Property valuation FEGaTa ot Revision
___Property classification RECEIVED
____Exemption ATy B @ Of
___Preparation or content of the Assessment Roll WA 08 ) i
____Preparation or content of the Notice of Assessment ,fk\ - &8{5{8

Of the following property address: 610 Henderson Drive Account Number;_ 10018730
Assessed Parcel:_Lot: 5, Blk: 15, Plan: 78R30133

Section 2:
I make this appeal on the following grounds (nature of alleged error): (Attach extra sheets if necessary.)

See Attached Schedule “A”

Section 3:
In support of these grounds, | hereby state the following material facts to be true and accurate: (Attach extra
sheets if necessary.)

See Attached Schedule “A”
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Section 4;
I request that the following change(s) be made to the assessment roll (if known): (Attach extra sheets if necessary)
See Attached Schedule “A”

| have discussed my appeal with __See Attached (Assessor’'s name), of the
City Assessor’s Office, on this date __ See Attached (month/day/year) and the following is a
summary of that discussion: (Include the outcome of the discussion and any details of the facts or issues agreed to by
the parties.)

See Attached

OR | have not discussed my appeal with the City Assessor’s Office for the following reasons: (Provide reasons why no
discussion was held. Attach extra sheets if necessary.)

Section 5:
Appellant’s Information:

Appellant's Name: Abcomp Holdings Ltd. c/o All Fab Building Components Inc.
E-mail Address: kfriesen@all-fab.com

Mailing Address: 1755 Dugald Road City/Town: Winnipeg, MB Postal Code: R2J OH3

Home Phone #: N/A Business Phone #: 204-654-5592 Cell #: N/A Fax #: 204-663-4553

If the Appellant is not the owner, what interest does the Appellant have in the property?

Owner

Agent’s Information (if applicable):

Agent’'s Name: Altus Group Limited E-mail Address: _archie fieldgate@altusgroup.com
Mailing Address: 311 Albert Street City/Town:_Regina, SK Postal Code:_S4R 2N6
Home Phone #:._N/A Business Phone #: (306) 359-0672 Cell #: {306) 539-2368 Fax #: (306) 359-0674

Please list address for service for all appeal correspondence:

Mailing Address: 311 Albert Street City/Town:_Regina, SK Postal Code: _S4R 2N6
Dated this 6th day of March , 2017
Current Assessed Value under Appeal: $6,163,100 $750

ncl sed Appeal Fee)

Archie Fieldgate %Qé ’/@ %m/g

(Appellant's/Agent’'s name - please print) AppeHant s/Agent's ggﬁature

*What is the difference between the reqular and simplified appeal process?
For regular appeals, any written material and photographs you provide in support of your appeal must be submitted to BOTH the
Secretary of the Board of Revision and the City Assessor at least 20 days before the date of your hearing.

If you qualify for a simplified appeal process and request it on the Notice of Appeal, you can provide any written material and
photographs in support of your appeal to the Board of Revision and City Assessor at your hearing. However, to avoid delays at your
hearing, you are encouraged to provide your material to BOTH the Secretary of the Board of Revision and the City Assessor at least
20 days before the date of your hearing. You are eligible for the simplified appeal process if your appeal is for:

» asingle family residential property or residential condominium; or

s any property that has a current assessed value assessment of 250,000 or less.

The written material you provide for either process should identify why you feel there is an error in your assessment.
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Schedule A

SECTION 2:
The Assessment is too high and in excess of the market value based on the following grounds:

A. The subject assessment appears to have been developed in error through a misapplication
of the capitalization ratec adjustment for building size. Moreover, the CAP rate size
threshold established by the Assessor 1s maximized or capped at 50,000 square feet
appears notwithstanding 65,000 square feet appears to be more appropriate.

B. The subject property is considered by the Assessor to be a non-regulated property
pursuant to subsection 163(f.4) of the Cities Act (the Act). As such, the Appellant is
alleging that the subject property has been over assessed as a result of the subject’s base
Cap Rate being adjusted in error within the Assessor’s assessed value calculation.
Subsequently, site coverage has been calculated while failing to account for areas and
features that directly limit the availability of extra or excess land.

C. Equity has not been achieved pursuant to subsection 165 (5) of the Act. This legislation
speaks to the application of the market valuation standard which in turn speaks to the use
of Mass Appraisal. As such, the Appellant is alleging that with the Assessor using site
specific Cap Rates, he has moved away from the concept of Mass Appraisal.

D. The Market Valuation Standard has not been achieved for the subject property. The

appellant is alleging here again that with the Assessor using site specific Cap Rates, he
has moved away from the concept of Mass Appraisal.

SECTION 3:
In support of these grounds, [ hereby state the following material facts to be true and accurate:

A. Size Adjustment

e The Industrial model applies an adjustment for size in the sales capitalization rate
analysis and in the rent analysis.

o The CAP rate size threshold is maximized or capped at 50,000 square feet.

e The current maximum capitalization rate adjustment for size is 1.76. An adjustment of
0.044 per every 1,000 square feet above 10,000 square feet.

¢ The rent model applies a size adjustment of -$2.53 per square foot greater than or equal
to 65,000 square feet.

o The sales with site coverage larger than 30% and net building areas greater than or equal

to 65,000 square feet less the -$2.53 psf adjustment have cap rates that continue to trend
upwards.
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There are no industrial sales between 50,462 square feet and 87,760 square feet with site
coverages greater than 30%.

B. Issue of Site Coverage

The City of Regina has employed a new methodology whereby a special site specific
coverage adjustment is being applied to the Assessor’s Modeled Base Cap Rate with the
intention of reflecting extra and excess land that is on a site.

In determining the percentage of site coverage, being a major factor within the site
specific coverage formula, the Assessor only considers the foot print of the buildings that
are located on site. Such areas of a site that are covered with canopy’s, fuel tanks(above
or below ground), business signage, garbage bins, docking zones, storage area, etc. are
not being considered within the site specific coverage formula.

Nor, what has not been considered within the site specific coverage formula is the fact
that there are City Bylaws that require a property owner to provide a certain level of
parking areas for both tenants and customers. This also means that a certain area of the
land would also be required for the movement of automobiles.

C. Equity

Subsection165 (5) of the Act states that: equity in non-regulated property assessments is
achieved by applying the market valuation standard so that the assessments bear a fair
and just proportion to the market value of similar properties as of the applicable base
date.

D. Market Value Standard

Subsection 163 (f.1) of the Act states: market valuation standard means the — standard
achieved when the assessed value of property is prepared using mass appraisal.

Subsection 163 (f3) defines the term mass appraisal as: the process of preparing
assessments for a group of properties as of the base date using standard appraisal
methods, employing common data and allowing for statistical testing.

In the Saskatchewan Court of Appeal case, Sasco Developments Ltd. vs. The City of
Moose Jaw, 2012 SKCA 24, the Court on pg. 5, made it clear of its understanding of
mass appraisal vs site specific values when it stated on pg. 5, the techniques associated
with mass appraisal are grounded in data common to a group of properties, whereas the
techniques associated with single property appraisal are grounded in the main in data
specific to a particular property.

Page 32 of

1961



Results of Pre-filing Discussion with the Assessor’s Office (@ City Hall — 9: 30
AM March 3rd, 2017.

Assessor’s Present: Gerry Krismer & Aaron Homes - Binns.

Altus Agent’s Present: Archie Fieldgate and Ryan Simpson.

Issue: Site Coverage/ Moving Cap Rate

Discussion: Altus is questioning the validity of the moving Cap Rate that 1s
triggered by a site coverage formula.

The City holds the position that what they are doing is correct and claims to have
plenty of data to support the Methodology.

Result of Discussion: This 1ssue would need to proceed through the Appeal

process.

Altus: Archie Fieldgate
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ABCOMP HOLDINGS LTD
1755 DUGALD ROAD

000001

Mail Date: Jan. 5, 2017
Appeal Deadline: Mar. 6, 2017

Assessment Information

WINNIPEG MB R2J OH3

NOTICE OF ASSESSMENT
2017 DUPLICATE

Property Information

Account Number

10018730

Property Address

610 HENDERSON DRIVE
Assessed Parcel

Plan: 78R30133 Block: 15 Lot: 5

Property Type
IMPROVED PARCEL

Assessed Person(s) ABCOMP HOLDINGS LTD

School Support

Current Assessed Value

Subclass (Provincial Percent)

Commercial (100%)

Total Taxable Assessment:

Public

71 % Separate 29%

6,163,100

Taxable Assessment Exemptions

6,163,100 Taxable(100%) From Jan-Dec

6,163,100

If you would like more information about your property characteristics, or to learn more about your Assessment Notice, please visit

Regina.ca or call 306-777-7000.

This notice was mailed on January 5, 2017. If you wish to appeal your assessment, your appeal should be made on the enclosed
form. Your appeal must be filed with the Secretary of the Board of Revision, no later than March 6, 2017.

This is not a tax bill. This statement shows the assessment on this property upon which taxes are to be levied. An official tax bill will
be forwarded to you or your agent in due course.

E.&C.E.

Assessment, Tax and Real Estate Department
Queen Elizabeth I Court | 2476 Victoria Avenue
PCO Box 1790 | REGINA SK 54P 3C8

P: 306-777-7000 | F: 306-777-6822

Regina.ca
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20 Day Submission
BOR Received: April 25, 2018

2017-28122 (lead) et al.

CITY OF REGINA
BOARD OF REVISION

BETWEEN:
Abcomp Holdings Ltd.
APPELLANT
-and -
THE CITY OF REGINA
RESPONDENT
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WRITTEN SUBMISSION ON BEHALF OF
THE APPELLANT

HEARING DATE: MAY 15", 2017
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Prepared by:
Altus Group Limited
311 Albert Street
Regina, Saskatchewan
S4R 2N6
Phone: (306) 522-5628
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l. INTRODUCTION

1. This appeal stems from issues surrounding the 2017 assessment for industrial properties in
the City of Regina. Specifically, the City of Regina’s use of multiple regression, the site coverage
adjustment, the size adjustment to income sales data (capitalization rate building size adjustment)

and what appears to be a more reflective building size adjustment threshold for the sales.

2. The subject is 54,600 square foot industrial property located at 610 Henderson Drive in
Regina. The site comprised 5,000 square feet of unheated warehouse, 1,600 square feet of upper
floor warehouse space and 48,000 square feet of storage warehouse. The subject is located in the
Ross Industrial neighbourhood and is zoned as medium industrial IB. The site has a lot size of
329,473.995 square feet with a building footprint of 53,000 square feet resulting in a site coverage
ratio of 16.086%"

3. The method used in the valuation of the subject is the Income approach through the use of
the City of Regina Industrial Market Model.? The property assessment Income SPSS Detail Report
lists the number of units, vacancy, shortfall, space classification and the corresponding assessment

values.?
4, Altus intends to demonstrate that assessor has erred in the following regard:

a. the application of a single property assessment capitalization rate is unwarranted

pursuant to legislation and case law,

b. the site coverage calculation omits relevant market variables, legal requirements,

surplus land utility and other attributing market factors,

c. that the building size capitalization rate adjustment threshold of 50,000 square feet is

too low and should be expanded up to 65,000 square feet.

! Appendix A — pg.24 - Property Map & Pictures
2 Appendix B — pg.29 — City of Regina Industrial Model
3 Appendix C — pg.48 — Subject Property SPSS Report
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1. LEGISLATIVE AND ASSESSMENT BACKGROUND
The relevant provisions of The Cities Act are as follows:

163  In this Part:
(f.1) "market valuation standard™ means the standard achieved when the assessed
value of property:

(i) is prepared using mass appraisal;

(i) Is an estimate of the market value of the estate in fee simple in the

property;
(iii)  reflects typical market conditions for similar properties; and
(iv)  meets quality assurance standards established by order of the agency;
(emphasis added)

(f.2) "market value™ means the amount that a property should be expected to
realize if the estate in fee simple in the property is sold in a competitive and open
market by a willing seller to a willing buyer, each acting prudently and
knowledgeably, and assuming that the amount is not affected by undue stimuli;

(f.3) "mass appraisal” means the process of preparing assessments for a group of
properties as of the base date using standard appraisal methods, employing common
data and allowing for statistical testing; (emphasis added)

(f.4) "non-regulated property assessment”" means an assessment for property other
than a regulated property assessment;

165(1) An assessment shall be prepared for each property in the city using only mass
appraisal.

(2) All property is to be assessed as of the applicable base date.
(3) The dominant and controlling factor in the assessment of property is equity.

(3.1) Each assessment must reflect the facts, conditions and circumstances affecting
the property as at January 1 of each year as if those facts, conditions and
circumstances existed on the applicable base date.

(5) Equity in non-regulated property assessments is achieved by applying the
market valuation standard so that the assessments bear a fair and just
proportion to the market value of similar properties as of the applicable base
date.
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203(1) Boards of Revision are not bound by the rules of evidence or any other law
applicable to court proceedings and have power to determine the
admissibility, relevance and weight of any evidence.

226(1) After hearing an appeal, the appeal board may:
(@) confirm the decision if the board revision;

(b) modify the decision of the board of revision to ensure that:
i.  errors in and omissions from the assessment roll are corrected;
ii. an accurate, fair and equitable assessment for the property is

placed on the assessment roll.
I1l. ASSESSMENT ROLL BACKGROUND

7. The capitalization rate (CAP) is a ratio developed by taking the Modeled Net Operating
Income and dividing it by the Adjusted Sale Price.

Capitalization Rate = MODELED INCOME
ADJUSTED SALE PRICE

8. The Model indicates the following stratification (pg.45) :

9. The sales stratification adjustment for site coverage applies a negative 0.060 per every
percent below the 30% industry standard imposed by the City of Regina to a minimum of 9%. In
effect, the model applies a maximum of 21% difference in site coverage before a lump sum value for
excess is derived. 21 x -0.060 = -1.26 added to the base CAP rate of 6.862% results in a CAP rate of

5.602%, when site coverage is the only factor.
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10.  The sales stratification adjustment for building size applies a positive 0.044 per 1,000 square
feet of building area starting at 10,000 square feet up to a threshold cut-off of 50,000 square feet. A
maximum capitalization rate adjustment for building size is +1.76 applied to the base constant
capitalization rate of 6.862 resulting in a combined maximum capitalization rate value of 8.622%.

11.  The rent model developed by the City applies a negative $2.53 per square foot adjustment for
single tenant properties greater than or equal to 65,000 square feet. There is a zone between 50,000
square feet and 65,000 square feet of building area where size is not accounted for by either the

rental analysis or sales analysis.

12. The City of Regina relied on multiple regression analysis (MRA), which is a statistical tool
used to derive the value of criterion from several independent or predictor variables. It is the
simultaneous combination of multiple factors to assess how and to what extent they affect a certain
outcome. The statistic used to ascertain how well the model fits the data is the R-Squared value.
MRA does not use medians but rather averages in establishing the Beta Coefficients (Predictor
Variables) that are either included or excluded depending on the confidence of the model; which

relates to where the significant variables fall in relation to the indicated alpha statistic.”
IV. APPEAL TO THE BOARD OF REVISION

13.  Altus raises four grounds of appeal to the Board of Revision®:

A. The subject assessment appears to have been developed in error through a
misapplication of the capitalization rate adjustment for building size. Moreover,
the CAP rate size threshold established by the Assessor is maximized or capped
at 50,000 square feet appears notwithstanding 65,000 square feet appears to be
more appropriate.

B. The subject property is considered by the Assessor to be a non-regulated
property pursuant to subsection 163(f.4) of the Cities Act(the Act). As such, the

Appellant is alleging that the subject property has been over assessed as a result

4 Appendix D — pg.50— MRA Sources
> Appendix E — pg.62 — Altus’ Lead Notice of Appeal
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of the subject’s base CAP rate being adjusted in error within the Assessor’s
assessed value calculation. Subsequently, site coverage has been calculated
while failing to account for areas and features that directly limit the availability
of extra or excess land.

C. Equity has not been achieved pursuant to subsection 165(5) of the Act. This
legislation speaks to the application of the market valuation standard which in
turn speaks to the use of Mass Appraisal. As such, the Appellant is alleging that
with the Assessor using site specific Cap Rate, he has moved away from the
concept of Mass Appraisal.

D. The Market Valuation Standard has not been achieved for the subject property.
The appellant is alleging here again that with the Assessor using site specific
Cap Rates, he has moved away from the concept of Mass Appraisal.

V. SITE COVERAGE MASS APPRAISAL

14.  This portion of Altus’s submission pertains to an issue of legality as to whether the City of
Regina’s new methodology of attempting to recognize extra or excess land on a site, by developing
a site specific Cap Rate, is conducted in accordance with the Legislation and Saskatchewan case

law.

15.  The City of Regina has employed a new methodology whereby a special site specific
coverage adjustment is being applied to the Assessor’s Modeled Base Cap Rate with the intention of

reflecting excess or extra land that is on a site.

16. In determining the percentage of site coverage, being a major factor within the site specific
coverage formula, the Assessor only considers the foot print of the buildings that are located on site.
Such areas of a site that are covered with canopy’s, fuel tanks(above or below ground), business
signage, garbage bins, etc. are not being considered within the site specific coverage formula.

17.  An example of this footprint issue is that the property that is found in Appendix X, is that
there is around 4,840 square feet of total canopy area and 5 underground tanks and one horizontal

tank. All of which occupy land area but have not been considered in the site coverage calculation.

-9-
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Yet, as seen on the SPSS Report, there is also a cost value for the canopies and tanks, which means
on one hand they are being recognized for valuation purposes but not recognized for site coverage

calculation.

18. Subsection 163 (f.1) of the Cities Act (the Act) states: market valuation standard means the

standard achieved when the assessed value of property is prepared using mass appraisal.

19.  Subsection 163 (f3) of the Act defines the term mass appraisal as: the process of preparing
assessments for a group of properties as of the base date using standard appraisal methods,

employing common data and allowing for statistical testing.

20.  Subsection 165 (1) of the Act states: An assessment shall be prepared for each property in

the city using only mass appraisal.

21. Subsection 210 (1.1) of the Act states: ....... a non-regulated property assessment shall not

be varied on an appeal using single property appraisal techniques.

22. In the Saskatchewan Court of Appeal case, Sasco Developments Ltd. vs. The City of Moose
Jaw, 2012 SKCA 24°, the Court on pg. 5, made it clear of its understanding of mass appraisal vs site
specific values when it stated on pg. 5, the techniques associated with mass appraisal are grounded
in data common to a group of properties, whereas the techniques associated with single property

appraisal are grounded in the main in data specific to a particular property.

23.  The Court in the Sasco case basically ruled that the Board of Revision had originally erred
when it revised the property’s 2009 assessment by using the property’s own site specific

income/expense/occupancy data.

6 Appendix F — pg.68 — Sasco Developments Ltd. COA Decision

-10-

Page 44 of 1961



V1.  ARGUMENT

Site Coverage Issue

24.  When Altus first became aware of the site specific cap rate method at an informational
meeting with the Regina Assessors, we were told that this methodology was being used in other
jurisdictions in Canada. Notwithstanding Altus has been unable to establish who are these others
jurisdictions, in para. 54 of the Sasco case, the Court said “these provisions prohibiting variation

using single property appraisal techniques appear to be unique to Saskatchewan.”

25. In para. 12, under the heading of The New Assessment Scheme, the Court spoke in detail of
the process surrounding Mass Appraisal. It emphasized such terms as “a group of properties”; a
group of “similar” properties; and, “the term “common data” may be taken to mean pieces of
information in the form of facts and statistics pertaining to market value and common to a group of

similar properties.”

26.  Altus certainly understands how the Assessor derived the City’s base Cap Rate for the
Industrial Model though the use of Multi- Regression. From our perspective, this was being

consistent with the Mass Appraisal process.

217. It’s when that City then went further by adjusting the base Cap Rate, that had been derived

from a grouping of similar properties, to setting a site specific Cap Rate that concerns Altus.

28. Put another way, this act of deriving a site specific cap rate, for whatever reason, the
Assessor has moved away from the grouping concept that is fundamental to the Mass Appraisal

according to the Court of Appeal in Sasco.

29. From Altus’s perspective, the Assessor seems to be moving to using single property
appraisal techniques which the Court in Sasco observed that the prohibition to use same appears to
be unique to Saskatchewan.

30.  Should the Board of Revision not agree with Altus on this matter by concluding the
Assessors site specific Cap Rates does fall within the frame work of Mass Appraisal, Altus then has

concerns with the methodology itself. Altus will address these concerns as follows.

-11-
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Surplus Land, Required Storage & Bylaw Requirements

31.  The local market demonstrates that industrial land leased for storage rents at significantly
lower levels than what the City of Regina’s Industrial model applies. This is illustrated through
industrial land leases’ and indicated through assessment and real estate authorities.®

32.  Authorities have demonstrated that Surplus Land typically may reflect lower value than
excess land® in addition to the restrictions and limited availability due to market influencers'® such

as:
e Site dimensions
e Site location
e Geotechnical issues
e Topography proximity to sensitive uses
e Access
e Zoning
e Development applications
e Required Exterior Storage for Industrial Properties

33.  The adjustments derived by the City of Regina in its Industrial model appear to have omitted
zoning restrictions, required exterior storage areas and other market predictors in determining the

site coverage.

” Appendix G- pg.100 — Confidential: 18(1)(b)

8 Appendix H — pg.127 - SAMA Warehouse Handbook Excerpts

’ Appendix | — pg.141- Sauder School of Business — Chapter 10 “Land and Site Analysis”

10 Appendix J — pg.171—- Municipal Property Assessment Corporation (MPAC) — “Valuing Land in Transition in Ontario”

-12-
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34.  The subject is zoned IB Medium Industrial.** This is found on Henderson Drive in Ross
Industrial, north of Ring Road and just south of McDonald Street. The Industrial Zoning Bylaw
Chapter 5 describes the classification, permitted and discretionary uses as well as limitations for
Industrial properties.*?

35. Parking and Loading Regulations™ from Bylaw 9250 Chapter 14 explicitly points to the
minimum dimension requirements for industrial properties. Specifically, Table 14.7 discusses off-
street parking requirements. Section 14C describes Loading Regulations For All Land Uses and in
Table 14.8 provides the specific dimensions required for Industrial docking locations. This
necessary land use in support of the existing improvement is legally binding pursuant to legislation
passed by local council. This area is not accounted for in the determination of the site coverage
calculation. Further, these industrial locations in many instances require outdoor area for storing
supplies. As directed by industry authorities, surplus land is different from excess land. As a result,

much of the area found in the sites in question, ie: the sales, do not in fact have extra land.

36. Land attributed to the zoning regulations and parking requirements are functionally required for the
operation of the property and therefore should be accounted in the site coverage calculation as neither surplus

nor excess land.
37.  Sources from the Sauder School Business Land analysis state™*:

“Surplus land is not currently needed to support the existing improvement and cannot be
separated from the property and sold off. Surplus land does not have an independent highest

and best use and may or may not contribute value to the improved parcel.”
38.  Sources from MPAC state™:

“Surplus land is not currently needed to support the existing improvement, but it cannot be
severed or separated from the property and sold off. Surplus land does not have an
independent market value and may or may not contribute value to the improved parcel.”

n Appendix B — pg.29— City of Regina Industrial Model — Model Zoning descriptions

2 Appendix K — pg.197- Zoning Map - Bylaw 9250 Chapter 5 Use & Development Regulations (213-218)

B Appendix L — pg.234— Bylaw 9250 - Parking and Loading Regulations — Chapter 14 (265-266)

1 Appendix | — pg.152— Sauder School of Business — Chapter 10 “Land and Site Analysis”

B Appendix J — pg.180&195— Municipal Property Assessment Corporation (MPAC) — “Valuing Land in Transition in
Ontario”
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“To understand the role of confidence intervals, it is important to recall the difference
between statistics (such as the mean and standard deviation) and parameters. Statistics are
calculated from samples and serve as point estimates of corresponding population
parameters. The true value of the parameters is unknown and must be estimated. Confidence
intervals quantify the range in which the analyst can conclude that population parameters lie

with a stated level of confidence.”
48.  Additional online sources which state?!:

“The one-sample t-test is used to determine whether a sample comes from a population with

a specific mean. This population mean is not always known, but is sometimes hypothesized.”

“The one-sample t-test is used when we want to know whether our sample comes from a
particular population but do not have full population information available to us. For
instance, we may want to know if a particular sample of college students is similar to or

different from college students in general”

49.  Common Statistical tools in analyzing a sample population’s break point are the Empirical
Rule and Chebyshev Theorem. The Empirical Rule, also known as the three-sigma rule of 68-95-
99.7 rule, provides an estimate of the spread of data in a normal distribution using the mean and

standard deviation. More specifically, the empirical rule states that for a normal distribution®:
68% of the data will fall within one standard deviation of the mean.
95% of the data will fall within two standard deviations of the mean.
Almost all (99.7%) of the data will fall within three standard deviations of the mean.
50. If the distribution was not accepted to be normal, the Chebyshev’s Theorem should be used

to determine the break point. Chebyshev’s Theorem is used for the same purpose as the Empirical

Rule, but is useful for making inferences about data sets that do not follow a normal distribution.?®

2t Appendix R — pg.295 — One-Sample T-test online excerpts
2 Appendix S — pg.301 — Second Canadian Edition of Statistics textbook excerpts
2 Appendix T — pg.305 — Normality Excerpts & Default Alpha Statistic of 5%

-16-
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51 The industrial sales data greater than 10,000 square feet and less than 71,000 square feet
when statistically tested for normality in addition to the descriptive statistics outlining the Sample

Population Mean and Sample Population Standard Deviation results in the following®*:

Tests of Normality
Kolmogorov-Smimov® Shapiro-Wilk

Statistic df Sig. Statistic df Sig.

Total Net Area 243 37 .000 795 37 .000

a. Lilliefors Significance Correction

Descriptive Statistics

N Minimum Ma_ximum Mea_n Std. Devia_tion

Total Net Area 37 10057 50462 20593.03 11334.497

Valid N (listwise) 37

52. The test shows that the data is not normally distributed and therefore requires Chebyshev’s
Theorem to be used in determining the breakpoint maximum for the capitalization rate size

adjustment.

53. The default significance level (alpha) is 5% which corresponds to a 95% confidence level.?
Assessment in Saskatchewan has relied on the 5% alpha in the past and currently still.** In
establishing a 95% confidence in determining an appropriate break-point for industrial sales, the

following formula is used:
We require a 95% confidence therefore; 0.95 =1 — % - K=447

Break Point=X+K*x ¢ — 20593.03 +4.47 * 11334.497 = 71,258.23 sqft.

54. Analysis of the sales data using Chebyshev’s Theorem indicate an upward threshold or
capped building size of 71,258.23 square feet in which the capitalization rate adjustment for size is
to be applied. The City of Regina has implemented a rental adjustment to single-tenant properties

65,000 square feet and greater. Given the statistical results and the clear upward trend in

* Appendix U — pg.322 — IBM SPSS Normality test & Descriptive Statistics
» Appendix T — pg.305 — Normality Excerpts & Default Alpha Statistic of 5%
% Appendix V — pg.328 — Authorities 95% Confidence (342, 361-363)
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capitalization rates beyond 50,000 square feet it would be appropriate to amend the 50,000 square

foot threshold to 71,000 square feet or at minimum 65,000 square feet.?’
CONCLUSION

55.  The Assessor’s transition away from Mass Appraisal is apparent through the use of site
specific variables and contradicts what the Court has found in the Sasco case. If the Board of
Revision finds that the Assessor did not err in its methodology of applying curves then the Appellant
asserts that error has been demonstrated by way of exclusion of market factors that limit or reduce
the value surplus land, omitting differences in the value achievable for secured storage area as well

as the exclusion of bylaw and zoning requirements.

56.  The industry has recognized the difference between industrial and surplus land. Various
authorities support the consideration and inclusion of site influencing factors including zoning bylaw
requirements as well as the recognition that surplus land may or may not add value to the parcel the

same way purely vacant land would in the marketplace due to its limited utility.

57. Land lease information provided shows that industrially zoned parcels do not achieve the
same level of value that vacant land would garner in the marketplace. It is for this reason that
industrial exterior storage areas must be valued in a manner consistent with the reduced utility of the

land and its relationship to market value for similar properties.

58.  Additionally, if the Board of Revision finds that the Assessor did not err in its methodology
of applying curves then the Appellant asserts that error has been demonstrated through the improper
capitalization rate size threshold of 50,000 square feet. The sales larger than 65,000 square feet
when adjusted to allow for a comparable analysis demonstrate an upward trend resulting in a higher

capitalization rate for properties greater than 50,000 square feet.

59. The distribution of the data is clearly identified as being non-normal resulting in the reliance
on the Chebyshev statistical theorem. The theorem illustrates that at 95% confidence the appropriate

range for the sales indicated in this submission result in a threshold maximum greater than 65,000

7 Appendix W — pg.368 — Additional IBM SPSS data sets: Normality & Descriptive Analysis
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square feet. Therefore, the application of the capitalization rate size adjustment should be applied to
at least 65,000 square feet.
VIl. SUMMARY

e The sales data illustrate an upward trend in capitalization rates beyond 50,000 square feet
when accounting for the unique rental adjustment for single tenant properties greater than or

equal to 65,000 square feet.

e At 95% Confidence the extrapolated range in which the capitalization rate size adjustment is

to be considered is over 65,000 square feet.

e Assessment Authorities emphasize the difference between surplus and excess land and

suggest that the value may or may not be the same between the different types.

e Land leases show that land is being rented for significantly less than what one would achieve

if the industrial parcel was completely bare or considered excess land.

e Zoning restrictions and limitations must be considered in the determination of surplus and

excess land and in the determination of the site coverage calculation.
VIIl. REMEDY

60. That the Board of Revision find the Assessor has erred in the valuation of the subject

property and that Altus has met its onus in demonstrating an error with the model.

61.  The Appellant respectfully requests the Board of Revision find that the Assessment is found
in excess and that variables limiting site coverage and influencing market value be accounted for in
the various capitalization rate calculations. That the Assessor extends the building size threshold of
50,000 square feet to 71,000 square feet or at minimum 65,000 square feet to account for the upward

trend in capitalization rates as well as the statistical testing establishing an upward limit.
ALL OF WHICH IS RESPECTFULLY SUBMITTED this 25th day of April, 2017.

ALTUS GROUP LIMITED
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Per:

Agent for the Appellant
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APPENDICES

Property Map & Pictures

City of Regina’s Industrial Model

Subject Income SPSS Report (Lead)

Multiple Regression Analysis Sources

Altus’ Lead Notice of Appeal

Sasco Developments Ltd. COA Decision

Confidential: 181 ®)

SAMA Warehouse Handbook Excerpts

Sauder School of Business — Chapter 10 — Land & Site Analysis
MPAC - “Valuing Land in Transition in Ontario”

Bylaw 9250 — Chapter 5 — Use & Development / Subject Zoning Map
Bylaw 9250 — Chapter 14 — Parking & Loading Regulations
IAAO AVMs excerpts

Industrial Sales Effect Area - Charts

Industrial Sales greater than 10,000 square feet - Chart
Extrapolation Sources

IAAO textbook Fundamentals of Mass Appraisal excerpts
One-Sample t-test online excerpts

Second Canadian Edition of Statistics textbook excerpts
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Normality Excerpts & Default Alpha Statistic sources

IBM SPSS Normality test & IBM SPSS Descriptive statistics
Authorities 95% Confidence: Decisions and Appeal Documents
Additional IBM SPSS Data Normality & Descriptive tests

460 Albert Street site coverage pictures & SPSS Report (394)
Client Income SPSS Reports (399)
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Industrial
IDENTIFICATION of MODEL AREA

The Industrial model is an income model that values the majority of properties that are zoned for industrial uses (IA,
IA1, IB, IP, IT, RR and WH). Properties with these zoning designations that are considered special purpose in nature
or for which there is little or no available market data (rents or sales) are valued outside of this model using the Cost
Approach to Value.

The Industrial model is applied to thase properties which are primarily located within the City of Regina’s (the City’s)
industrial study areas (5201, 5203, 5204, 5205, 5206, 5207 and 5208). As a result of the market analysis for the 2017
revaluation It was determined that there were five distinct industrial study neighbourhoods located within the City’s
municipal boundaries, each with varying types and ages of commercial buildings, land sizes and locational
characteristics. These neighbourhoods are defined on the enclosed map and individually described below,

Zoning Descriptions

Properties valued by the Industrial model reflect numerous zoning classifications. The following are cursory,
generalized descriptions only and are not meant to reflect complete details concerning the predominant zonings found
within the City’s industrial study area:

= IA, IA1 - Light Industrial: accommodates the manufacturing of finished products or parts predominantly from
previously prepared materials. The Al zone is confined to existing industrial properties that are located on the
fringes of the Inner City

= 18, 1B1 - Medium Industrial: allows for manufacturing, processing, assembly, distribution, service and repair
activities that require autdoor use and storage. This zoning is restricted to locations on the interior of industrial
neighbourhoods along collector roadways

= IC, IC1 — Heavy Industrial: industrial uses which, due to appearance, noise, odour, risk of emission of toxic
waste, risk of fire or explosion hazards, etc. are incompatible with commercial, residential and other land uses.
Accordingly, new office, business and retail uses within this zone are limited. Development with direct access to
local and collector residential streets is not allowed in this zone

» IP - Prestige Industrial Service: accommodates industrial and related business service uses that incorporate
high standards of design, landscaping and open space. The IP zone is found in locations that are visible, have
adequate facilities and services and will provide a buffer for adjacent residential and commercial uses

= IT - Industrial Tuxedo Park: provides for light to medium industrial uses, including commercial and service, 3ﬁge 63 of 296
those properties located in Tuxedo park

» LP - Logistics Park: specialized industrial park that supports transportation and logistics related development
and complementary industrial and commercial uses.

= WH - Dewdney Avenue Warehouse: intent is the preservation of the warehouse character through retention
and reuse of existing warehouses. Accommodates a wide range of administrative, service, retail, wholesale and
light manufacturing uses

29
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« RR — Railway Zone: regulate land uses that are directly associated with transportation by rallroad, switching
and terminal operations

Neighbourhood 5201

Neighbourhood 5201 is comprised of three small pockets encompassing all industrial zoned parcels located within the
boundaries of North Central Regina. The west most pocket is located on the south side of the CN tracks, west of
Albert Street and North of 15t Avenue. The central pocket is situated on the north side of the CN tracks between the
laneway east of Albert Street and the laneway immediately west of Scarth Street with 15t Avenue North providing its
northern boundary. The east pocket is likewise located north of the CN tracks with Winnipeg Street as its eastern
boundary and S* Avenue North as its northern most boundary.

The properties situated in this neighbourhood are zoned IA, IA1 (light industrial) and IB (medium industrial)} and
feature, for the most part, small light industrial properties.

64% of the industrial buildings found in this neighbourhood were constructed in the 1960s and 1970s reflecting an
average year built of 1976. Buildings range in size from approximately 600 square feet to 45,500 square feet with an
average size of approximately 7,500 square feet.

Improved lot sizes range from approximately 2,000 square feet to 4.40 acres with an average lot size of 21,500
square feet.

Neighbourhood 5203

Neighbourhood 5203 is known as the Ross Industrial Park and is the largest industrial area in the city. This area
encompasses the City’s northeast corner and Is roughly bordered by Winnipeg Street to the west, the CN tracks to the
southwest, CP tracks to the southeast, the eastern municipal boundary of the city to the east and the northern
municipal boundary of the city to the north.

The northern one-third of this neighbourhood is almost entirely occupied by the Consumers’ Co-operative Refineries

(CCRL). Imperial Oil, Enbridge Pipelines and several other large oil tank farms are located along the west boundary of

this neighbourhood and abut the southern boundary of the CCRL property. The Ross Industrial Park features a broad

mixture of zones with the majority of properties (85%) zoned IA (light industrial) or IB (medium industrial). There are

36 IC (heavy industrial), 15 IP (prestige industrial) and 22 properties zoned RR (railway). This neighbourhood

comprises a broad range of property sizes, types and uses from light to heavy and prestige industrial. Property usefage 64 of 1961
include small workshops to large manufacturing operations, chemical processing, mega warehousing (>200,000

square foot buildings), industrial, office, retail and restaurant uses necessary to service the area.

The majority of the buildings situated in this neighbourhood (52%) were constructed in the 1970s and 1980s with a
further 29% being constructed since 2000. The average year built for buildings in this neighbourhood is 1982.
Buildings range in size from approximately 110 square feet to 395,000 square feet with an average size of 25,500
square feet.

30
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Improved lot sizes range from approximately 6,000 square feet to 337 acres with an average lot size of eight acres.

Neighbourhood 5204

Neighbourhood 5204 is located immediately adjacent to the southwest corner of the Ross Industrial Park and
encompasses all industrial zoned properties that are located along its west, south and eastern borders. Specifically
along the east side of Winnipeg Street (west border), between the CP tracks and 7t Avenue (south border), and along
the west side of McDonald Street (east border). These properties are primarily zoned 1A and 1A1 (light industrial).
Three of the 127 properties in this neighbourhood are zoned IB (medium industrial).

71% of the buildings in this neighbourhood are small industrial buildings which were constructed in the 1950s through
1980s reflecting an average year built of 1969. Buildings in this neighbourhood range In size from approximately 222
square feet to 28,000 square feet with an average size of 4,750 square feet.

Improved lot sizes range from approximately 3,100 square feet to 1.83 acres. The average lot size in this
neighbeourhood is 12,500 square feet.

The analysis completed for the 2017 revaluation resulted in a decision to combine the 31 available rents for
neighbourhood 5204 with the 201 rents from neighbourhood 5205.

Neighbourhood 5205

Neighbourhood 5205 is located in central Regina just north of the downtown core. This area is referred to as the Old
Warehouse District and is bordered on its south side by the CP tracks abutting the north side of Saskatchewan Drive,

4th Avenue to the north, Albert Street to the west and Winnipeg Street to the east. This area is somewhat transitional
in nature with many properties being used for a mix of general commercial uses including retail, office, nightclubs and
residential condominiums.

The majority of the properties on this neighbourhood (85%) are zoned IA, IA1 {light industrial) and IB (medium

industrial) and feature, for the most part, small light industrial properties with buildings constructed from the 1910s to

2015 with the majority (64%) being built in the 1950s through the 1980s, reflecting an overall average year built of

1960. The area along Dewdney Avenue abutting the CP rail yards (between Albert and Broad Streets) features larger

mill style warehouses constructed in the early 1900s. This section Is zoned WH which as noted earlier, Is a zoning

designation that is intended to preserve the character of these buildings, many of which are now used for restaurant,

nightclub, office and residential uses. Five of the properties in this nelghbourhood are zoned RR. Page 65 of 1961

Buildings range in size from approximately 150 square feet to 333,000 square feet with an average size of 18,500
square feet. Improved lot sizes range from approximately 2,200 square feet to 22.50 acres with an average lot size of
45,950 square feet.
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Buildings range in size from approximately 150 square feet to 170,000 square feet with an average size of 16,100
square feet,

Improved lot sizes range from approximately 1,900 square feet to 12.30 acres. The average lot size in this
neighbourhood is 1.47 acres.

Neighbourhood 5208

Neighbourhood 5208 is the City’s newest industrial area and Is located on land annexed to the City extending west of
the city along the CP tracks. This area, now referred to as the Global Transportation Hub or GTH, is bordered by West
Boundary Road to the west, the Sakimay Reserve to the east, Dewdney Avenue to the north and the CP tracks to the
south.

The majority of this neighbourhood Is zoned LP (logistics park) and Is intended to accommodate inter-modal shipping,
trucking and mega-style warehousing on large sites. Loblaws has developed and is operating a one-million+ square
foot inter-modal shipping centre in this neighbourhood. Smaller distribution facilities have been developed over the
past six years. The southern portion of this neighbourhood is zoned RR (railroad) and houses Canadian Pacific
Railway’s Inter-modal facility.

Buildings range In size from approximately 100 square feet to 1,054,000 square feet with an average size of 252,000
square feet,

Improved lot sizes range from approximately 1,100 square feet to 298.81 acres. The average lot size in this
nelghbourhood Is 58.8 acres.

MAP

Page 67 of 1961
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10022100 2350 2ND AVENUE 2013

10022138 805 TORONTO 2011
STREET

10022390 BO5 WINNIPEG 2012
STREET

10022453 310 E 4TH AVENUE 2012

10022463 942 PARK STREET 2012

10022516 1750 E MACRAE 2014
DRIVE

10022528 1507 E ROSS 2012
AVENUE

10026892 1835 5TH AVENUE 2013

10026894 1140 ROSE STREET 2013

10026927 1430 MCINTYRE 2012

STREET

10026930 1374 MCINTYRE 2012
STREET

10026936 1324 MCINTYRE 2011
STREET

10026940 1333 MCINTYRE 2012
STREET

10026960 1428 LORNE 2012
STREET

10026998 1366 CORNWALL 2013
STREET

10027014 1355 CORNWALL 2012
STREET

10027017 2139 8TH AVENUE 2013

10027056 1431 SCARTH 2013

STREET

10027119 1255 CORNWALL 2012
STREET

10027154 1401 ST JOHN 2013
STREET
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10271847 404 DEWDNEY 2013 12

AVENUE 321,599 16,500 5.13
10271848 402 DEWDNEY 2013 10

AVENUE 324,999 16,500 5.08
10271849 414 DEWDNEY 2014 10

AVENUE 689,999 32,300 4.68
10271850 400 DEWDNEY 2014 9

AVENUE 409,999 18,400 4.49

The reconciliation process for determining the industrial economic capitalization rates applied to each property
involved the use of Multiple Regression Analysis. The variables that were determined to affect the economic
capitalization rate were the Industrial Light Manufacturing building type, effective age, site coverage ratio and total
building area <> 10,000 square feet, which was supported by a consultation process with individuals active in the
Regina real estate market. Industry recognized published capitalization rate data were also reviewed. The economic
capitalization rates are as follows:

Overall Capitalization Rates

Description Rate
Base Cap Rate 6.862
Condo -1.101
Site Coverage Adjustment, Less than 30%, to minimum 9% -.060
Area Adjustment, from 10,000, per 1000sqft, to 50,000 .044
Industrial Light Manufacturing Type Adjustment -.940
Adjustments Outside the Model

Extra Land

Extra Land is the difference between a praperty’s actual parcel size, and the maximum parcel size that would be Page 79 of 1961
required to accommodate the existing improvement.

Site coverage in the Industrial model ranges from 6% to 88%. The median site coverage is 30%. When site
coverage is less than the median value, the Capitalization Rate for the building is adjusted according to the results of
the regressed Capitalization Rate model, to a minimum of 9% site coverage.

When the site coverage ratio is less than 9%, then:
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Extra Land Value = (Lot Size-(building foot print / .09))/Lot Size*Land Assessment

MODEL TESTING

In mass appraisal, the most effective means of evaluating the accuracy of assessed values is a ratio study. A ratio
study compares the assessed values produced by the valuation models to arm’s length sale transactions in the
marketplace.

The legislated statistical requirement affecting the assessment of commercial properties in Saskatchewan is for the
median ratio of a city-wide assessment-to-sales study to be within the range of 0.95 to 1.05.

The median assessment-to-sales ratio and Coefficient of Dispersion for this Industrial valuation model is provided
below:

Assessment to Sales Summary Results

Number of Sales 136
Median Assessment to Sale Price Ratio (ASR) 0.976
Coefficient of Dispersion (COD) 23.20%
Other Adjustments

Extra Land

Extra Land is the difference between a property’s actual parcel size, and the maximum parcel size that would be
required to accommodate the existing improvement.

Site coverage in the Industrial model ranges from 6% to 88%. The median site coverage is 30%. When site
coverage is less than the median value, the Capitalization Rate for the building is adjusted according to the results of
the regressed Capitalization Rate model, to a minimum of 9%.

When the site coverage ratio is less than 9%, then:

Extra Land Value = ((9 - site coverage ratio) / 9) x Land Value

© 2017 City of Regina Page 80 of 1961
Privacy Policy | Terms of Use
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