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REGULAR COUNCIL - LAND USE 
 
TO: Mayor & Council DATE: June 17, 2013 
 
FROM: General Manager, Planning and Development FILE: 7912-0332-00 
 
SUBJECT: Development Application No. 7912-0322-00 – PCI Developments Corp. - 

City Centre Economic Investment Zone Incentives 
 

 
RECOMMENDATION 
 
The Planning and Development Department recommends that Council: 
 
1. Receive this report as information; and 
 
2. Direct that the City Clerk inform PCI Developments Corp. by way of a letter that the City 

Centre Economic Investment Zone Incentive Program has expired and that the related 
incentives are not available for the development contemplated under Development 
Application No. 7912-0322-00 and that the letter include a copy of this report and Council’s 
resolution related to this report. 

 
INTENT 
 
At its Regular Council - Land Use meeting on May 27, 2013, Council considered a planning report 
related to Development Application No. 7912-0322-00 for a Rezoning, Development Permit and 
Development Variance Permit to permit the large-scale redevelopment of a site located at 13730 
Fraser Highway and in the 9900 Block of King George Boulevard.  The project is a very large 
multi-phased mixed use project.  Council also received on table at that meeting a letter, dated 
May 24, 2013 (copy attached as Appendix "A"), from PCI Developments Corp., the applicant, in 
which it was requested that Council approve the extension of the City Economic Investment Zone 
Incentive Program for the initial phases of the subject project. 
 
At that same meeting, Council gave first and second readings to the related rezoning by-law, set 
June 17, 2013 as the date for the related public hearing and referred to staff for a report back to 
Council the letter from PCI related to the Economic Investment Zone incentives.  This report 
responds to Council’s request for a report on the Economic Investment Zone incentives. 
 
BACKGROUND 
 
Council introduced the Economic Investment Zone Incentive Program in 2009 to stimulate the 
economy following the 2008 economic collapse.  The conditions attached to the City Centre 
Economic Investment Zone incentives for commercial projects stipulated that for a project to be 
eligible a development application had to be received by the City by March 31, 2010, the related 
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project was to have a construction value in excess of $10 million and construction on the project 
was to commence by December 31, 2010 (see Appendix "B"). 
 
In March of 2010, Council resolved to extend the Economic Investment Zone Incentive Program 
for an additional year.  Under the extension for a commercial project to be eligible for the City 
Centre incentives an application for the project had to be received by the City by March 31, 2011, 
the construction value of project was to be in excess of $10 million and construction of the project 
was to commence by December 31, 2011 (see Appendix "C"). 
 
The Economic Investment Zone Incentive Program (the "Incentive Program") was not extended 
beyond 2011.  As such, based on the criteria attached to the Incentive Program development 
applications received by the City after March 31, 2011 are not eligible for the related incentives.  
Although PCI Developments Corp. representatives were in conversation with City staff during 2011 
and 2012 about their proposed project, the subject development application by PCI Developments 
Corp. (PCI) (Development Application No. 7912-0322-00) was not received by the City until 
December 3, 2012. 
 
City staff informed PCI representatives at various meetings prior to August 2012 that the 
Economic Investment Zone Incentive Program was no longer available for projects. 
 
On August 13 2012, PCI forwarded a letter (Appendix "D") to Mayor and Council that provided a 
description of their proposed project, for which the City at the time had not yet received a formal 
development application, and requested an extension of the Incentive Program to their project.  
The letter also included a list of other proposed accommodations that were being requested of the 
City and included a statement that the requests were critical to the viability of their project.  No 
formal response was provided by the City to this letter from PCI; however, the matter was 
discussed informally between staff and PCI on several occasions with staff advising PCI that the 
Program had lapsed.  Staff can find nothing on file that would indicate that PCI was informed that 
the subject Incentive Program would be available for the subject project. 
 
In its letter to Mayor and Council, dated May 24, 2013 (see Appendix "A"), as referenced in the 
Intent section of this report, PCI reiterated formally its request for the City to approve the 
following elements of the former Incentive Program for their project: 
 
• A 50% reduction in the Building Permit fees for Phases A & B of the project (see PCI  - King 

George Station Master Plan attached as Appendix "E) as long as construction commences 
prior to December 31, 2014; and 

 
• Waiving the property taxes for each of three consecutive years on Phases A & B (see 

Appendix "E") of the project as long as construction commences prior to December 31, 2014. 
 

DISCUSSION 
 
The considerations that need to be assessed in relation to PCI’s request include: 
 
1. The criteria that were listed in the Incentives Program; 

 
2. Information that was provided by the City to PCI regarding the availability of the Incentives 

Program for their project; 
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3. Information that has been provided by the City to others regarding the availability of the 

Incentives Program for other contemplated projects in City Centre; 
 

4. The principles underlying the original Incentives Program; and 
 

5. Potential spin-off effects of a decision to extend the Incentive Program. 
 
The following provides some commentary on each of these considerations: 
 
1. The criteria that were listed in the Incentives Program 
 

The criteria as listed in the original Incentives Program of 2009 that terminated in 2010 and 
the criteria that were listed in the extension of the Program that terminated in 2011 do not 
cover the PCI project.  Specifically, the criteria require that the application for an eligible 
project must be made by March 31, 2011, that the construction value for the project must 
exceed $10 million and that construction on an eligible project must commence by 
December 31, 2011.  The only element of these criteria that is satisfied by the PCI project 
relates to its construction value exceeding $10 million. 

 
2. Information that was provided by the City to PCI regarding the availability of the Incentives 

Program for their project 
 

Despite PCI having made requests on a number of occasions that the City extend the 
Incentive Program to their project, based on a review of the City’s records, the City has made 
no commitment to PCI regarding the availability of the Incentive Program for the subject 
project.  PCI has advised that they received verbal advice from a staff person that the 
incentives would be available, but this is not consistent with staff’s recollections. 

 
3. Information that has been provided by the City to others regarding the availability of the 

Incentives Program for other contemplated projects 
 

City staff has consistently advised prospective development applicants that the Incentive 
Program is no longer available.  To extend the Incentives Program on a project-by-project 
basis is not considered to be equitable in the context of the development industry’s interests 
of competing on a level playing field. 

 
4. The principles underlying the original Incentives Program 
 

The Incentive Program was put in place to address the severe impacts that were experienced 
in the market as a result of the 2008 economic downturn and were directed toward 
maintaining development momentum in the City Centre and South Westminster areas while 
the general economy recovered.  The City Centre area is now attracting significant 
development interest without incentives. 

 
5. Potential spin-off effects of a decision to extend the Incentive Program 
 

There are currently a number of large-scale projects at various stages of the approval process 
in City Centre.  The extension of the Incentive Program to the PCI project would likely spawn 
similar requests from these other projects, which include: 
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• Rize Alliance: Wave Project residential tower 1, permit issued in May 2013, value of 
construction $44,525,632; 

• Concord Pacific:  Park Place residential towers 4 and 5 (Building permit stage); value of 
construction estimated at $159,186,000; 

• Bosa Properties: residential tower, commercial and church project (at third reading); value 
of construction estimated at $45,000,000; and 

• Century Developments:   3 Civic Plaza residential, retail commercial, office, hotel tower 
(final rezoning approved); value of construction estimated at $150,000,000. 
 

It would be difficult to justify providing incentives to one project in an active market without 
setting a precedent for other projects in the same market. 

 
Estimated Value of the Incentives under the Incentives Program 
 
The following lists the incentives for which PCI is requesting City consideration in relation to the 
subject project and the value of those incentives if they are extended to the project: 
 
1. A 50% reduction in the Building Permit fees for Phases A & B (see Appendix "E") of the project 

as long as construction commences prior to December 31, 2014 
 

Building permit fees amount to approximately 0.8% of the construction value of a large 
project.  Phase A of the PCI project includes an office building with a floor area of 
approximately 200,000 sq. ft. along with an underground parking facility.  This phase is 
estimated to have a construction value of $90 million.  The building permit fee for this phase 
is estimated to be approximately $700,000.  A 50% reduction in the building permit fee for 
this phase would amount to approximately $350,000.  Phase B involves the construction of a 
retail commercial development with a floor area of approximately 560,000 sq. ft. and a 
residential tower amounting to 200,000 sq. ft. along with an expanded underground parking 
facility.  The retail commercial component of Phase B is estimated to have a construction 
value of $200 million.  The residential component of Phase B has an estimated construction 
value of $50 million.  The building permit fee for the retail commercial component of Phase B 
is estimated to be approximately $1.6 million while the building permit fee for the residential 
component is estimated to be $400,000.  A 50% reduction in the building permit fee the retail 
commercial component Phase B would amount to $800,000 and for the residential 
component would be $200,000.  Collectively, the construction value of Phases A and B 
combined is estimated to be $340 million.  The building permit fee for both phases combined 
would amount to approximately $2.7 million.  A 50% reduction in the building permit fee for 
both phases combined would amount to $1.35 million.  The following table summarizes the 
above information: 
 

Phase Estimated 
Construction 

Value 

Estimated 
Building 

Permit Fee 

50% of 
Estimated 
Building 

Permit Fee 
A $90 million $700,000 $350,000 
B - retail 
commercial 

$200 million $1.6 million $800,000 

B - residential $50 million $400,000 $200,o00 
Total $340 million $2,700,000 $1,350,000 
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2. Waiving the property tax for each of 3 consecutive years on Phases A & B (see Appendix "E") 

of the project as long as construction commences prior to December 31, 2014. 
 

The municipal portion of property taxes for an office/retail commercial development amount 
to approximately 0.67% of the construction value of the development per year (based on 2013 
property tax rates) and the residential amount to approximately 0.226% of the construction 
value of the development per year (based on 2013 property tax rates).  As such, using the 
construction values noted in 1 above the waiver of the municipal portion of the property taxes 
for each of Phases A and B is documented below: 
 

Phase Estimated 
Construction 

Value 

Property Tax 
Rate per $1000 

of Assessed 
Value per year 

(2013 rates) 

Estimate 
Annual 

Property Taxes 

Est. Total 
Property Taxes 
Payable over 3 

years 

A $90 million $6.70 $603,000 $1,809,000 
B - retail 
commercial 

$200 million $6.70 $1,340,000 $4,020,000 

B - residential $50 million $2.26 $113,000 $339,000 
Total $340 million  $2,056,000 $6,168,000 

 
General Comment 
 
Staff recognizes that the value of the incentives as requested by PCI are significant in relation to 
the costs of the subject project; however, the Incentive Program has expired and there is no 
evidence in the City records of the City having made any commitment to PCI regarding the 
availability of such incentives for their project.  If the incentives are extended to the PCI project it 
will set a precedent in relation to other developments that are active in the City Centre area.  It is 
noted that Phase A of the PCI project is exclusively commercial/business space while Phase B is a 
mixed use phase that includes commercial business space and a residential tower.  The other 
projects that are underway in City Centre as noted above are mixed use or predominantly 
residential projects. 
 
If Council decides to extend the Incentive Program to the PCI project, Council should direct staff 
to draft an agreement that will specify the basis under which the incentives will be provided and 
forward such an agreement to Council for consideration and approval. 
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CONCLUSION 
 
Based on the above discussion it is recommended that Council direct that the City Clerk inform 
PCI Developments Corp by way of a letter that the City Centre Economic Investment Zone 
Incentive Program has expired and that the related incentives are not available for the 
development contemplated under Development Application No. 7912-0322-00 and that the letter 
include a copy of this report and Council’s resolution related to this report. 
 
 
 
Original signed by 
Jean Lamontagne 
General Manager, 
Planning and Development 
 
 
JLL:saw 
Attachments: 
Appendix "A" - Letter from PCI Developments dated May 24, 2013 
Appendix "B" - City Centre Economic Investment Zone Incentive Program Criteria 
Appendix "C" - City Centre Economic Investment Zone Incentive Program Extension Criteria 
Appendix "D" - Letter from PCI Developments dated August 13, 2012 
Appendix "E" - PCI Developments - King George Station Master Plan (Dev. Ap. No. 7912-0322-00) 
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1	 New Economic Investment Zones2

To encourage new investment and job creation in Surrey’s City Centre and in the Bridgeview and South 

Westminster areas, the City has designated these areas as Economic Investment Zones. The following 

incentives will be available for new investment in these Zones:

City Centre Economic Investment Zone:

Business-Related Development Applications:

For business-related projects for which an application is received by March 31, 2010, which has a 

construction value in excess of $10 million and for which construction commences by the end of 2010:

1.	Elimination of municipal property taxes for a three year period from completion  
of construction;

2.	Reduction of development cost charges (DCCs) by approximately 33% compared to 
current rates;

3.	Deferral of the payment of DCCs to a later stage in the building approval process than 
is currently allowed;

4.	Reduction in building permit fees by 50%; and

5.	Waiving of the City’s density-bonus policy.
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SOUTH WESTMINSTER

BRIDGEVIEW

CITY CENTRE

City Centre Investment Zone
	 Business Development Projects  
	 valued greater than $10m

	 1. No Property taxes for 3 years
	 2. DCC’s Reduced by 30%
	 3. Deferred DCC Payments
	 4. Building Permit Fees Reduced by 50%
	 5. Density-Bonus Waived

	 High density residential projects  
	 valued greater than $25m
	 1. Deferred DCC Payments

	 2. Building Permit Fees Reduced by 50%

	 3. Density-Bonus Waived

Bridgeview/South Westminster 
investment zone 
	 Projects valued greater than $5m
	 1. No Property Taxes for 3 years

	 2. Deferred DCC Payments

	 3. Building Permit Fees Reduced by 50%

  

CITY OF SURREY

W A S H I N G T O N  S T A T E ,  U S A

Economic Investment Zone Extension6
The Economic Investment Zones that were 

announced in 2009 will be extended for an 

additional year through to March 31, 2011. This 

includes the Economic Investment Zones for each 

of City Centre and Bridgeview/South Westminster, 

which provide incentives to encourage investment 

in each of these important areas.
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