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November 14, 2018 
 
Sent via eFile 

CREATIVE ENERGY BEATTY/EXPO PLANTS CPCN 

AND REORGANIZATION                   EXHIBIT A-21 
 
To: Creative Energy Vancouver Platforms Inc. 

Registered Interveners 
 
 
Re: Creative Energy Vancouver Platforms Inc. – Application for Certificate of Public Convenience and 

Necessity for the Expo–Beatty Plants and Reorganization – Project Number 1598962 
 
 
Enclosed please find Grover, Elliott & Co. Ltd’s response to the Commercial Energy Consumers Association of 
British Columbia’s Information Request No. 1. 
 
Sincerely, 
 
Original signed by: 
 
Patrick Wruck 
Commission Secretary 
 
 
/jo 
Enclosure 
cc: Mr. Larry Dybvig 
  Grover, Elliott & Co. Ltd. 
 



 
 

 

 

 
November 14, 2018 
 
 
 
Our File: 2018-0770-V 
 
British Columbia Utilities Commission 
900 Howe Street, Suite 410 
Vancouver, Canada,  V6Z 2N3 
 
Attention: Patrick Wruck, Commission Secretary 
 
 
Re: Creative Energy Vancouver Platforms Inc.  
 Project No. 159862 – CEC IR No. 1 to Grover Elliott 
 

I attach our response to this Information Request. 

I apologise for the late submission of this response, which was due November 8th, and for the impact on 

the regulatory timetable and other participants. 

 

Respectfully submitted, 

GROVER, ELLIOTT & CO. LTD. 
per: 

 
 

Larry Dybvig, AACI, P.App, MAI, FRICS.   
Email: larry.dybvig@groverelliott.ca 
Direct: 604 638 3161 

 
Encl.  

 

mailto:larry.dybvig@groverelliott.ca
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Date:     November 14, 2018 
 
Project No.     1598962 
 
Response to Requestor: Commercial Energy Consumers Association of British Columbia. 

IR-1 to Grover Elliott & Co. Ltd. 
 
 

 

1.1 Definitions of market value commonly refer to “undue stimulus”, meaning things such as 

preferential financing, or incentives such as a special side benefit not typical of market transactions. In 

residential transactions, undue stimulus would include things such as “GST included” or the payment of 

moving costs. Our estimate of market value assumes there is no undue stimulus affecting the appeal of 

the property. 

2.1 We did not consider the terms of financing or ownership as part of our value estimates, and the 

consideration of such did not form part of our terms of reference. 

3.1 The property is on the east side of Beatty Street.  

4.1 The viaducts are still in place and in active use. 

4.2 We have done no study of, and are not in a position to comment on, the value effects, if any, that 

might arise from removal of the viaducts. 

4.3 Please see 4.2 

4.4 Please see 4.2 

5.1 In this context, “LSF” is an abbreviation for “square feet of land”. 

5.2 In this context, “BSF” is an abbreviation for “buildable square feet”. It refers to the potential 

development density. 

6.1 The value of development land depends on the use to which it is put, and the relative market for 

that use. At some times in the market,  high density development sites in prime locations of Vancouver 

have the highest value when put to residential or mixed use residential purposes. This is not always the 

case, though. 

6.2 Please see 6.1. The relationship between the values of development rights in various uses depends 

on market timing, location, development scenarios, and other factors. We cannot provide a specific 

quantification. 

6.3 I am not aware of any developments that infringe on the view cone restrictions in place at the time. 
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7.1 Until such time as a formal development application is made to and processed by the City of 

Vancouver, it is not possible to determine the ultimate development potential of the property. The City 

has discretion in the form, nature and density of developments on lands within its boundaries. 

7.2.1 No. 

7.2.2 See 6.1. The value of development lands generally varies with the scale of density, and possibly 

with use. If there are material changes from the development rights as described in our report, it would 

be reasonable to expect a material change in the value of those rights. 

8.1 We do not consider ourselves sufficiently informed on City development policy and on discussions 

between the City and the development proponent to provide a meaningful answer to this question. See 

7.1 and 7.2.2. 

9.1 Our report discusses the FSR for 701 Expo on pages 41 and 42. It has no specifically assigned floor 

space ratio due to the nature of its land use controls, and suffers from physical challenges in its shape 

and setting. Determining its achievable development density will require an application to the City. We 

cannot be more specific. 

9.2 Please see 9.1. We discuss our assumptions respecting overall density on page 50. 

9.3 We have made no investigations of any property at 720 Expo, an address we cannot find in the 

records of the City of Vancouver or BC Assessment. If the intention is to refer to 720 Beatty, please see 

our responses above, for example, 7.1 and 7.2. 

9.4. Please see 9.3 

10.1 Each site has different potential development densities, determined by a host of City and other 

policies. Without benefit of the advice of a planner, we cannot comment on the potential density of the 

subject development. 

10.1.1 Please see 10.1 

10.2 The values shown are in nominal dollars, that is, the actual prices paid. 

10.3 Please see 10.2 

11.1 We cannot provide any specific comments about the effect of removal of the viaducts on the 

location of the property. Please see 4.2. 

12.1 The site is relatively large for a development site in downtown Vancouver. If vacant and available, it 

would have considerable appeal within the development community. However, we cannot provide 

specific advice as to any adjustments for size. 

13.1 “Air rights” may be defined as “The right to undisturbed use and control of designated air space 

above a specific land area within stated elevations. Such rights may be acquired to construct a building 

above the land or building of another or to protect the light and air of an existing or proposed structure 
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on an adjoining lot.” They provide a means to separate ownership, usually vertically, on a development 

site. 

We are not aware of the specifics of any air rights contemplated at the subject properties, and so cannot 

comment further. 

13.2 The value of development rights are the residue after deducting the costs of development and the 

required entrepreneurial return from the value of the optimal development on completion.  

Determining the value of air rights requires information on the nature of the proposed development, 

and the costs of its development. 

14.1 “Exposure time” is a term of art, related to the time to achieve a sale in the market conditions 

existing at the effective date. Our analysis is of vacant land – we did not consider a hypothetical sale of 

the existing steam plant, nor of the related going concern business.  The estimate of Exposure time does 

not necessarily affect the value of a property; it is a retrospective estimate of marketing time. 

1 

                                                            
1 Source: Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th ed. (Chicago: Appraisal Institute, 2010). 
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