fREIN

Real Estate Intelligence Network

Edmonton
Transportation
Effect

Report

The impact of transportation
improvements on housing in
the Edmonton area



AUTHORS

Don R. Campbell Jennifer Hunt
Senior Analyst, Vice President Research
REIN and Events, REIN

Rebecca Wissink
Research Analyst,
REIN

Edmonton Transportation Effect Report

() I
[ )
@ reoresiie nienigence Nework

© The Real Estate Investment Network Ltd.

6 - 27250 58 Cr

Langley, BC V4W 3W7
1st Edition — 2018

Tel 1-888-824-7346

E-Mail: info@reincanada.com
Web Page: www.reincanada.com
Important Disclaimer:

This report, or any seminars or updates given in relation thereto, is sold, or otherwise provided, on the understanding that
The Real Estate Investment Network, doing business as Real Estate Intelligence Network, and their researchers, are neither
responsible for any results or results of any actions taken in reliance upon any information contained in this report, or
conveyed by way of the said seminars, nor for any errors contained therein or presented thereat or omissions in relation
thereto. It is further understood that the said authors and instructors do not purport to render legal, accounting, tax,
investment, financial planning or other professional advice. The said authors and instructors hereby disclaim all and any
liability to any person, whether a purchaser of this report, a student of the said seminars, or otherwise, arising in respect of
this report, or the said seminars, and of the consequences of anything done or purported to be done by any such person in
reliance, whether in whole or part, upon the whole or any part of the contents of this report or the said seminars. If legal,
accounting, tax, investment, financial planning or other professional advice or assistance is required; the services of a
competent professional person should be sought. The following content has been researched and published in good faith
without warranty or liability for any erroneous, incomplete or misleading information.

All rights reserved. No part of this report may be reproduced, or stored in a retrieval system or
transmitted, in any form or by any means, electronic, mechanical, photocopying, recording or otherwise without the prior
written permission of the publisher.



Table of Contents

fREIN

Real Estate Intelligence Network

About the Transportation Effect Report.

REIN’s Transportation Formula.............oooeiiiiiiiiis

The Report at a Glance (aka Executive Summary).......cccoeeeeeeeeeeeeeeenennl.

General Transportation Definiions.............uviiiiiiiiiiiiee e,

Into the Future: Transportation DiSrUPTers.....ccccceereecccreeccreecccseeccsseccens

Mobility Disrupters and New Transportation Concepts.......ccceeeeeeeeeeeeeeeennn...

Sociocultural and Demographic Influences on Transportation.....................

Transportation-Oriented Communities and Community Nodes...................

Transportation Effect: History and Research Findings

Research Findings: Summary of Values, Rents and Distances......................

Property Values and Transportation: New and/or Expanded Studies

Future LRT Infographic......cccceeeciineceneecinnecineccreecceneescssecsessescssescessescsnes

Edmonton Overview and Insight

Transportation Master Plan...........ccooeoiiiiiiiiiiii e

Edmonton’s LRT Today and TOMOrow..........cceeeiiiiiiiiiiiiiiiiceeeeeeeeeeeeeeeeaas

Edmonton’s Non-LRT Future Transportation Plans............ooccciiiiiiiiieeennn.

Bus and Bus Rapid Transit (BRT)........oeeeiiiiiiiiiiee e

CONCIUSION. e e



About the Transportation Effect Report

This report summarizes the relevant academic research, theories and formulas on transportation, and their impact on real
estate. This is called the “transportation effect.” The report begins with a macro approach, based on REIN’s Transportation
Formula, followed by an overview of pertinent studies and findings, and presents several case studies to illustrate research
findings. It concludes with a micro analysis of current transportation plans in the related city.

While the transportation effect applies primarily to LRT and highway access, this report also considers future modes of
transportation and transportation disrupters, as well as demographics and socioeconomics correlations with transportation,
primarily with regard to LRT.

Our goal is to present an objective and research-oriented perspective of transportation and real estate, empowering
investors to see how new and/or proposed transportation projects may affect their real estate portfolios and helping
investors to plan for the acquisition or disposition of real estate well in advance of the full impact of transportation upgrades
or completions.

For Homebuyers

For many Canadian homeowners, much of their personal net worth is tied to the value of their homes, which makes
information impacting the value of real estate a very important planning tool. As with our previous reports and books, the
goal of this report is not only to assist homeowners in gaining insight about how a project may affect their net worth, but
also to cut through the emotions and debate that surround transportation projects.

For Investors

Whether investing in a single-family home, commercial retail plaza, multi-family apartment or condo, whether by yourself
or through an investment company, or choosing to invest through a Real Estate Investment Trust (REIT) or Mortgage
Investment Corporation (MIC), the formulas, the effect, the research and practical insights you find in this report will help
you make informed decisions regarding your portfolio.

Since the publication of REIN's first breakthrough transportation reports in 2009, REIN has continued to conduct research
into current and proposed transportation improvements across Canada. REIN investigates the impact of transportation on
real estate prices and rents, including commercial and multi-family properties.

These reports are being reviewed in 2018 to:

1. Validate and update existing transportation and housing research; and
2. Reflect current city transportation developments and plans for practical application, now.

REIN's transportation reports show the effect LRT and highway access infrastructure can have on property prices and rents.
The maijority of related academic research focuses on LRT, which is a primary focus of this report. As bus transit and Bus
Rapid Transit (BRT) provide fewer benefits to real estate than LRT and highway access, these are therefore only mentioned
briefly.

REIN has long incorporated transportation improvements within its analysis through tools and processes such as REIN's
Property Goldmine Scorecard, which introduces the concept of a “market influencer” (see page 51 of the best-selling book,
Real Estate Investing in Canada). What’s a market influencer you may ask2 Simply put, it is a positive or negative change to
market conditions that lay outside of a typical real estate cycle. These can include changes in a tax regime, to zoning,

or in the case of this report, transportation. For more on our methodology, please refer to REIN’s Top Ten Towns and Cities
reports, our website, and our education.

This report is not intended as an overview of all of REIN’s research and methodologies, but rather is meant to provide a
comprehensive review of this one market influencer, answering the questions:

1. Why is transportation a critical factor in real estate investing?
2. How does it impact tenancy and rents?¢ and
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Caveat: While research shows there is typically and likely an impact in value tied to improved transportation (in specific
locations), because multiple indicators are always at work in a real estate market and real estate cycle, a single market
influencer, no matter how important, does not guarantee that transit improvements will result in increased property prices or
rents for every property in every neighbourhood.

That said, let’s get into the goods!

REIN’s Transportation Formula

We'll start with this important overview of all transportation that impacts cities on a macro level: REIN’s Transportation
Formula.

Generally, all major transportation infrastructure influences property values. You can refer to Real Estate Investing in
Canada, page 51, for details. Why2 Because accessibility leads to population in-migration due to the improved economic
health of the area. Increased population leads to an increase in demand for real estate, both housing (to rent and buy) and
places to work (commercial, retail, and office). An increase in demand typically leads to an increase in values or a buffering
of values in a depressed market.

This works in reverse too. The removal of critical transportation infrastructure will negatively impact the above factors,

Figure 1: REIN’s Transportation Formula

Increased purchase price

Increased purchase demand

Population growth

Higher accessibility

Increased transportation 4R E I N
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Highway vs. Rail Transit:

® Both rail transit access and accessibility to major highways, and highway improvements, prove to be major
determinants of increased property values.

® The only material difference between types of access is noise levels associated with
highways-Decibel levels.

This Report at a Glance (aka Figure 2. Executive Summary)
You are busy. We get it. Here's what you need to know. Then skip to the back for your city’s current transportation plans
so you can get this influencer working for you.
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Types of Properties

REIN's transportation effect generally impacts all real estate types: residential properties, condomimiums, single-family
and multi-family residential to commercial office, retail and industrial. Studies show the effect does impact property types
differently. Below are some highlights

Impacts on Values

Values of real estate in neighbourhoods close to mass transit have premiums ranging between one per cent and
almost 40 per cent.

Transportation infrastructure delivers a 10 per cent to 20 per cent enhancement of real estate values within 800
metres of a station. If the market goes up everywhere, these areas will increase by about 10 per cent to 20 per cent
more. If real estate values drop, these areas will drop 10 per cent to 20 per cent less.

A 2007 meta-data analysis of 52 studies on the impact of transit developments on residential real estate prices found
an average price increase of 4.2 per cent within 400 metres of a station. Accessibility to transportation ultimately
creates value.

Office space located within walking distance (500m) of rapid transit stations had lower vacancy rates by 34 per cent
and a price premium of 28 per cent.

A 2007 meta-analysis reports that, on average, there is a 12.2 per cent premium on commercial properties located
within one-quarter mile (400 metres) of a commuter rail station.

Multi-family properties were between 27 per cent and 99 per cent more valuable within 1600 metres than those
beyond 1600 metres (1 mile), with the greatest premium found within 400 metres (.25 mile) of a station.

Commuter railway stations have a consistently higher positive impact on property values, compared to light and
heavy railway/Metro stations.

At between 400 and 500 metres, prices typically increase from between 2 per cent and 10 per cent.

Residential properties less than 274m decrease in value from 4 per cent — 10.8 per cent.'

Other Impacts

Residential units near an LRT tend to sell more quickly and at higher prices than comparable units not served by
transit.

The range of these effects varies depending on numerous factors, including distance to the downtown core and the
median income of the neighbourhood.

Accessibility is defined as “proximity to stations, stops, and onramps.”? Do not confuse proximity to transit as being
anything other than this type of access.

Close proximity to the line or route itself has a negative influence.

Transportation and Infrastructure Construction Phases

Transportation and infrastructure construction phases make a difference: pre-construction and construction phase
values within a half mile (.8 km) of stations increased home prices by almost 20 per cent; once transit was active,
those same home prices fell by almost 10 per cent for a net positive increase of 10 per cent. It can also take time
once a station has opened for for an increase in demand to begin exerting upward pressure on real estate prices and
rents.



Rents

® Transportation improvements deliver between 10 per cent to 46 per cent enhancement of real estate rents in proximity

to a station.

Due to the “compensation principle,” renters living closer to transportation access points are typically able to save
money on transit and thus pay higher rents.

Where in a city should you look for real estate connected with transportation improvements?

This section summarizes areas most significantly impacted by transportation upgrades and the surrounding neighbourhoods
most like to benefit from the transportation effect of new and/or proposed transportation (LRT and major highways) in the
city under review.

Because transportation impacts are dependant on construction timelines, which is discussed in further detail herein, planned
transportation projects are categorized as:

® First Tier (Phase - under construction)

® Second Tier (Phase - funded)

® Third Tier (Phase — planned, not funded)
® Fourth Tier (Phase - no finalized plans)

REIN encourages investors to watch third and fourth tier projects, but to focus attention on the first and second tiers, and
largely on areas where construction has started. Transportation projects are impacted by many influencers including
governments, funding, etc., so be certain it’s well on its way before assuming a potential transportation project will go-

ahead.

General Transportation Definitions

Transportation used to mean planes, trains and automobiles, but now it can mean many different things to different people,
including transportation disrupters like Uber and car-sharing services. Definitions are offered here for clarity within the
report.

Planes:
® Airports
Trains:

® Light Rapid Transit (LRT) examples:

°©  Metro Vancouver: Sky Train
Calgary: C train
Kitchener Region LRT
Ottawa: O Train

o o o

® Heavy Commuter Rail, examples:

°©  Metro Vancouver: West Coast Express, Via Rail
©  Greater Toronto Area and Southern Ontario: Metrolinx Go Train
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Automobiles:

® Autonomous car: An autonomous car (also known as a driverless car and a self-driving car) is a vehicle that is

capable of sensing its environment and navigating without human input.

® Ride share:
°©  An arrangement in which a passenger travels in a private vehicle driven by its owner, for free or for a fee,
especially as arranged by means of a website or app.
©  Ride share companies are also known as transportation network companies (TNCs):

» An organization that pairs passengers via websites and mobile apps with drivers who provide
such services. Transportation network companies are examples of the sharing economy and shared
mobility.

» Sometimes known as a mobility service provider (MSP)

» Examples: Uber and Lyft

® Car share:

°©  The practice of sharing a car for regular travelling, especially for commuting

°o  Companies like Zip Car and Cars2Go facilitate car sharing among commuters
Bus: A large motor vehicle carrying passengers by road, especially one serving the public on a fixed route
and for a fare.

Bus Rapid Transit (BRT)*

°o  High-quality express bus-based transit system, delivering fast, comfortable, and cost-effective services at
metro-level capacities while avoiding the causes of delay that typically slow regular bus services, like being
stuck in traffic and queuing to pay on board.

Paratransit:
©  Recognized in North America as special transportation services for people with disabilities, often provided
as a supplement to fixed-route bus and rail systems by public transit agencies.

Private motor vehicle: used for the transportation of passengers, or passengers and property. In this case, it is owned
and used privately.

Transit Stops: Stops on a transit line can be as simple as a pole marker with a sheltered waiting area, seating, and a
disposal/recycle bin. Basic stops can be enhanced to accommodate more riders. Stops are usually on the side of the
road and are smaller in size and scale than a station. Passenger demand dictates whether the place of boarding and
deboarding will be a stop or a station, although stops are usually associated with a bus.

Transit Station: A station suggests significant permanent infrastructure, a named civic gathering spot, and often
includes a building that is separated from the traffic that can handle the movement of thousands of people a day. A
station can be at grade, above grade or underground. Stations generally have more amenities, such as bike storage,
washrooms, ticket dispensers, elevators, and possibly parking or drop-off areas. Passenger demand dictates whether
the place of boarding and deboarding will be a stop or a station, although stations are usually associated to an LRT.

Infrastructure:

Highway: A primary road, often connecting multiple towns, also known as an expressway, interstate, or freeway.
Bridges and tunnels on highways.
Toll road: A user must pay to access this infrastructure.

Designated High Occupancy Vehicle (HOV) lanes: A lane for vehicles carrying a a required minimum number of
passengers, usually a minimum of two.



® Designated bike lanes: A designated lane, usually marked, that is strictly for use by cyclists.

Community Planning

®  Transportation-Oriented Communities (TOCs)
o Also called a Community Node
©  See case study: Blatchford

® Central Business District (CBD)

Into the Future: Transportation Disrupters

While fascinating, transportation disrupters like the availability of Uber, vehicle automation, and car/bike/scooter sharing
services are not analyzed as part of this report. This is not to downplay the importance these technological shifts are having
on our society, given they are impacting all sorts of industries. Academic research on these shifts is only just beginning to
emerge. REIN will review and consider the findings as they are published for future research and analysis. The following is a
brief overview of the initial findings on transportation and mobility disrupters.

Mobility Disrupters and New Transportation Concepts
Ride Share versus Public Transport

A recent paper from DePaul University researched five transportation options within Chicago. The research evaluated
monetary and non-monetary trade-offs between different types of mobilities, such as LRT, bus and rideshare. The
“microeconomic analysis has been made available to explore how service attributes affect choices between ridesharing and
public transit.”5 The report found there is no financial benefit to taking a transportation network company (TNC) over public
transit, given the price differential.

The researchers concluded that public transit and ride share serve different transportation needs and thus are

complementary services. While there is concern that public transit use is dropping due to the rising popularity of TNCs, it is

bus service that is primarily affected, as opposed to commuter rail services in urban areas.®

Transportation, Social Change and Employment

A 2018 article written by Shauna Brail, associate professor of urban studies at the University of Toronto, reports
transformations in the ways people move themselves is changing employment. For example, automobile manufacturing

is a $3 trillion industry globally, while mobility is now valued at $5 trillion. There is great potential for jobs to be created

in industries associated with urban mobility. The 2018 report calls on cities “to address, manage and direct change
through regulatory policy tools,” given disrupters facilitated by technology “such as short-term accommodation rentals and
autonomous vehicles, plus new technologies that we haven't yet begun to imagine”7 are just beginning to impact urban
areas. The author posits that partnerships between government, private industry and academia are key to managing the
social change presented by new and evolving technologies, like self-driving cars.

For example, in Innisfil, Ontario, Uber has partnered with the municipal government to provide a service that costs less than
public transit. This area is a low-density environment, which would have cost the municipality approximately $8 million were
it not for the partnership. According to an August 2018 article on CityLab, since 2016 alone, 27 communities in the United
States have implemented using companies like Lyft and Uber to “supplement or substitute traditional service.”8 Examples

of how these cities are utilizing TNCs include providing free or subsidized trips to LRT stations, replacing paratransit and
performing non-emergency transport to the hospital.
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Autonomous, self—driving cars

The future is here so are semi-autonomous cars. Basically, the driver uses the car’s semi-autonomous driving capabilities
to arrive at a destination, even right into a parking stall, and even doing those pesky parallel parking jobs for you. Some
automakers like Tesla have built this function into its cars. Stay tuned on how they may impact transportation trends.

There is speculation that between new technology, ride-sharing and autonomous vehicles, we are on the verge of a major
disruption in vehicle ownership. According to a CBC news report in January 2018, Vancouver has more car-sharing vehicles
(Evo, Modo, Zip car, and Car2Go) on the road than any other city in North America, including the oft-compared metropolis
of Toronto. There are 3,000 vehicles available in Vancouver, “more than Toronto (1,650) and Montreal (2,080), and even

more than U.S. cities like Seattle (1,900), Portland (1,060) and San Francisco (1,500).”° Growth in car-sharing services is
evident in other Metro Vancouver cities as well.

In terms of ride-share testing of semi-autonomous vehicles, on July 11, 2018 Uber suspended its automated testing

program following a collision in Arizona in February 2018 that killed a pedestrian. It is believed the company will scale

down its testing for the immediate future.'°

From car culture to a bike culture

Professor Shauna Brail notes that in Toronto, Montreal and Vancouver, “less than 70 percent of commuters commuted in
a private vehicle, choosing instead alternatives such as public transit, walking and cycling.” XI Now, bikes are not a new
concept. Bikes and bike lanes are a huge part of many European cultures. What's new is the introduction, adoption and
expansion of this mode of transportation in Canada’s biggest cities.

The use of bike lanes in a city and how this form of transportation is impacted by a city’s demographics is not a key impact
of the transportation effect; however, bike ridership does impact transit ridership as a whole and is reflective of a city’s
transportation priorities.

In July 2016, Vancouver launched its public bike share system with an inaugural 250 bikes at 23 stations. Within months

that number had reached over 800 bikes at 100 stations.'" Metro Vancouver’s map of the stations and routes on page 26
of the Walking and Cycling in Vancouver 2016 Report Card illustrates that the downtown core has the greatest number of

stations and is also the busiest. In 2016, 407,818 kms were covered by a Mobi bike.'?

The 2018 investment plan for Phase 2 of Ten-Year Vision indicates Metro Vancouver has a commitment to collaborate
on the exploration of new mobility concepts within its delivery model as a means of providing alternatives to private
car ownership. Further, policies for automated vehicles already exist in some cities and are being developed in others.

automated vehicles.'?

Sociocultural and Demographic Influences on Transportation

As an investor in real estate, if you cannot purchase a property near a transit station, it is recommended that you purchase
a property where a tenant need not commute to work. In other words, more and more, people of all walks of life and
demographics are wanting to work, live and play in their neighbourhood. The rise of Transportation-Oriented Communities
(TOCs) and multi-zoned developments support this (re)-emerging value (read more on this in the Community Node section
of this report). Western society is undergoing significant cultural changes, and real estate investors should be aware of these
changes given their impact on transportation and housing. A 2016 study noted that in cities and countries with a stronger
transit culture, the positive impact on property values is even greater.



Distance Is Measured in Minutes, Not Kilometres

When people talk about their commute, they generally don't talk about the number of kilometres they drive to get to work;
rather, they talk about how long the drive takes them. This stems from two separate realities of our busy society. People care
about time, because time is a precious commodity in our busy lives. Research is conclusive that a lower commuting time is
linked to greater personal well-being. Also, depending on where you live, roads can have variable speeds, be made more
interesting through topography, and be more or less stressful depending on the number of persons using the road, all of
which impact driving time. These variables in the urban landscape create a demand for properties with a reduced commute
time through the availability of good transit.

In Canada, the number of people taking public transit has increased in every census. In the Community Node section of this
report, you will read about entire master-planned communities being organized around transit and the idea of reaching a
destination within minutes.

The Importance of Walkability

More and more, the distance to the amenities
of urban life is measured in footsteps, not d
kilometres.15 Further proving that minutes are How o People
becoming more important than kilometres is the

growing popularity of walk scores. Launched in Get to Work?
2007, www.walkscore.ca calculates an address’s

walkability by bestowing points for amenities
located within a one-mile (1.6 kilometre) radius.

Such amenities include schools, places of worship, Carpool | Transit Bike Walk
stores, restaurants and parks. | |
Realtors are increasingly using walk scores to draw

oﬁem.lon to their listings for scl'e or rent. Us'lng. an Thrke 1N.6% 124.3% | 1.4% | 5.2%
algorithm, the walk score provides a quantitative

alternative to the traditional features often found

in ads referring to proximity to amenities. A high
walk score is a big draw for potential buyers Vancouver 1N.2% 20.4% | 2.3%  6.7%
|

and renters. The option of having convenient
mass transit adds value to a property. Advertising
proximity to transit and amenities is a huge benefit Regina 14.3% 51% 11% 4%
and smart marketers are taking this free walking |

measure and running with it.

P

Calgary - N.4% 14.4% 15% 4.7%

Suburbs Versus City Core

Suburban sprawl post World War Il led to a
reconfiguration of society. Living in the suburbs

often means travelling a great distance from home Figure 3: 2016 Census Results. Cychng
t kplace. “I h i . .
o workplace. “In Canada, we have organized is the Fastest Growmg Mode of

our lives, land and economy around mobility, mostly Trqnspoﬂqﬁon in Canada.
around a model that privileges private vehicle

ownership. Between 1996 and 2016 the proportion of
commuters who drove to work in a

private vehicle has declined by a mere 1.2 percent, from 80.7 percent to 79.5 percent.”16 The visual evidence in any
downtown core clearly indicates a refocus on the urban core, facilitated through densification and infill measures.
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The Increasing Cost of Vehicle Ownership

In 2016, Canada’s combined total household spending on transportation (including insurance) was $179.5 billion. One
2018 article estimated a private vehicle costs $9,000 a year to keep on the road. These figures are second only to shelter in
terms of major spending categories. Therefore, it should not be surprising that all cities researched in 2018 have significant
transit undertakings in the works for their citizens. As environmental concerns become more compelling and prominent,
congestion in cities increases commuting times, and insurance rates and gas prices climb, the demand for public transit has
increased.

“Household spending for personal travel accounted for about 10 per cent of GDP”; therefore, lower-income families,
Millennials with their debt, or Baby Boomers on a fixed pension may rely on transit more heavily than other groups.

Changing Demographics

Millennials represent approximately 27 per cent of the population. Millennials rent at higher rate than their parental
generation, accounting for approximately 50 per cent of those who were age 30 in 2016 and living independently.
Millennials are also more likely to live in apartments than Baby Boomers. This demographic has been living at home
longer than prior generations but is starting to move out on their own en masse. Millennials aren’t willing to give up the
comfortable lifestyle they grew up with merely for the bragging rights of owning just any home. They want new homes and
they want amenities. Many will choose to pay a premium to rent in the right location instead of paying the same in monthly
mortgage costs for an older, outdated home. This cohort wants access to the lifestyle choices offered by social spaces.

Millennials are highly educated, but due to changing employment trends they are often involved in precarious kinds
of employment (part-time, contract, on-call and self-employed), and they have large amounts of debt, which presents
challenges for obtaining a mortgage.

According to Statistics Canada, there are more Millennials in large urban centres than non-census metropolitan areas,
attracted by employment or educational opportunities. However, in May 2018, numbers from Statistics Canada showed
that Millennials are moving out of the two most expensive cities in Canada: Vancouver and Toronto. The intraprovincial
migration numbers show this cohort is moving to areas of the province where the cost of living is lower.

Baby Boomers are the second-largest generation, representing approximately 21 per cent of Canadians. This group first
started entering their retirement years in 2011, yet this is only the beginning of a significant change in society. The last of
the Baby Boomers will not turn 65 until 2031. The largest number of Baby Boomers are still in the 55 to 64 age range, and
thus many remain in the workforce. According to the 2016 Canadian census, Baby Boomers are more likely to live in rural
areas. For those staying in, or moving to, urban centres, Baby Boomers are often looking to downsize into condos as a
means of freeing up the equity they have in their home to fund their retirement or help their Millennial children buy a home.

The number of people over 65 is growing five times faster than the number of children under 15, partly due to the massive
Baby Boomer generation. According to the 2016 Canadian census, the number of people aged 85 and older grew at
nearly four times the rate of the overall population. The centenarian population (i.e., those aged 100 and older) grew even
faster, making it the fastest-growing age group between 2011 and 2016. The total population of seniors is now 17 per cent
nationwide and growing, largely because people are living longer. This age group is important to real estate investors as
they have different housing needs. For example, having all necessary amenities on a single level and proximity to services
like health care and transportation. In the upcoming decades, many of this generation will transfer to assisted living and
nursing homes. Many of the municipalities where this age group resides in numbers is found on Vancouver Island, BC.

All told, Millennials and Baby Boomers are driving the change in urban planning to that of walkability, density and mixed-
use space where work and play are both at the doorstep.

Metro Vancouver is preparing to support this growing demand through several master-planned communities under
construction. Examples in Burnaby are The Amazing Brentwood and The City of Lougheed developments. For a more
in-depth look at Transportation-Oriented Communities and Community Nodes, read on to the next section
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Transportation—Oriented Communities andCommunity Nodes

While not solely transportation focused, transportation is an integral component of community nodes. This style of
integrated and mixed-use space appears to be the latest focus of urban planning as cities rise to meet changing urban
demands, including densification, better public transit and affordable housing.

These developments are what some call innovative zoning, a trend if you will, as cities develop new hubs or nodes as
full communities or micro cities within their quadrants, which are integrated into transit plans and lead to the creation of
Transportation-Oriented Communities (TOCs).

The case study of Blatchford, Edmonton, is a prime example of community node
development. Blatchford was once an under-utilized area that has become a thriving
residential and commercial centre.

Community Node Case Study: Blatchford, Edmonton

Blatchford Summary:

® City Quadrant: Edmonton City Centre

® Name of Line: Metro Line Northwest

® Construction/Completion Status: Infrastructure construction underway
® Funding Status: Funded

® Date of Completion: Ongoing in phases over 25 years

® Location: City Centre Airport Lands

® Type: Mixed-use, multi-family. See zhttps://blatchfordedmonton.ca/ Figure 4: Site Plan for
Blatchford

® Neighbourhoods to Watch - Prince Charles, Inglewood, Prince Rupert,
Spruce Avenue and Westwood

In Edmonton, AB, a high-density redevelopment neighbourhood is planned for Edmonton’s City Centre Airport Lands.
Blatchford is a mixed-use urban community with a focus on economic, environmental and social sustainability.?® The

development aspires to be carbon neutral, using 100 per cent renewable energy.?’” Of the 536-acre parcel, 80 acres will
be devoted to parkland. Much like the LeBreton Flats redevelopment project in Ottawa, there is a lengthy time span of 25
years for the project to come to fruition.

Blatchford is a prime example of innovative zoning, with mixed zoning supporting multi-use communities around
transportation hubs. In our review of a 2014 consultation document, there is a strong focus on making Blatchford transit
integrated and walkable. The space will eventually connect to the Metro Line Northwest via its own station, located at a
current ViaRail station in the eastern portion of the development. Within the plan for Blatchford’s Technology and Research
District there is a commitment to place the higher-density residential buildings in closest proximity to new LRT stations, which
are planned to be within a five-minute walk for any resident of the community.

The process for Blatchford, which began in 2009, is in the infrastructure building phase, while builder selection is also
underway for the first phase. The city aims to provide housing for 30,000 people, including seniors housing and affordable
housing. According to the results from the 2014 consultation process, car-share programs and ski trails will be incorporated
into this new development. “Participants embraced the concept of walkability and transportation modes that encouraged
less reliance on the car. They saw this as an indicator of ‘big city status,’ referring to other cities (New York, Toronto,

Vancouver, and cities in Europe) that, through good planning, have made it possible to live car-free.”?® In terms of the
housing planned for the site, it will be comprised only of multi-family dwellings; there are no planned single-family homes
or duplexes.

11
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Transportation Effect: History and Research Findings

To create a report that is meaningful to the investor community, we consulted many peer-reviewed transportation research
reports. Each of these reports has built on previous scholarship in the field; thus, the reviewed analysis spans decades and
geographic boundaries. The research is summarized herein to determine what impact transportation improvements can
have on real estate and possible reasons for such changes. The intent of this section is to demonstrate with evidence, both
through current street rents and empirical research, that transportation and its infrastructure positively affect both market
rents and real estate property prices.

The transportation effect on increasing property values and rents has a long history, with two key studies dating to the mid-
1800s.

Academic research findings on the topic of value and rents for properties stem from the work of Von Thinen (1863), who
concluded that farm values were predicated on distance to market. This has become known as the compensation

principle when discussing real estate values and transportation access. Further, the dominant factors explaining the results
on property values were accessibility as measured by the distance to the central business district (CBD) and associated
transportation costs.29

Similarly, in 1846 London’s Royal Commission on Metropolis Railway Termini conducted research to determine the impact
of the city’s rail access on rents in its poor working districts. The study found that weekly and monthly rents in these districts
rose from 10 per cent to 25 per cent as a result of proximity to public transportation stations.20

Further, the emerging sociocultural and demographic influences discussed earlier in this report surface several fundamental
aspects that cause transportation to impact real estate values. Prior to exploring the latest research findings, this section
summarizes some of these foundational key concepts and theories.

Difference between Light Rail and Highway Improvements

As with rail transit, particularly, light rail, accessibility to major highways and highway improvements, including tunnel and
bridge infrastructure, prove to be major determinants of increased property values in all studies. Research demonstrates that
as highway networks are created and existing corridors to the CBD and major employment centres are upgraded, the value
of real estate in the area increases.31

The main difference between the rail transit findings and highway findings is merely the impact of vehicle noise from highly
travelled highways. The increase in value of residential properties located in close proximity to a highway was partially offset
by a reduction in price as noise levels increased. However, counter-intuitively, houses impacted by highway noise did not
take any longer to sell than those farther removed.

Therefore, while many of the studies reviewed herein look at rail transit, the transportation effect applies to both rail and
highway access.

Research Findings: Summary of Values, Rents and Distances

Key research findings outlined in REIN’s previous transportation reports are tested and validated throughout this report in
several case studies and in neighbourhood-specific data. These reports build on prior research and offer new insights to
support investors even more with their investment decisions.

See Table 1on page 16 for a summary of key research based on property type, value increases, rent increases, and distance
from access to transportation infrastructure. Recall these generally apply to rail and highway access.
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Compensation Principle

The compensation principle, as previously defined, suggests “reduced transportation costs allow households to spend more
on housing and, in turn, bid up the rents or prices of homes located in areas with low commuting costs; this is precisely
what creates the land value/density gradient.”32 In other words, real estate nearest the central business district (CBD)

is often more expensive, either to purchase or rent. As saturation occurs in the CBD and property is less, or no longer,

affordable, people begin to move to locations outside the downtown core. This is known as REIN’s Doppler Effect, and this
phenomenon often results in people commuting longer distances. Therefore, access to public transportation, which is either
cheaper than owning a vehicle or allows for a quicker commute, essentially gets the individual back in proximity to the CBD,
which drives up the value of real estate in the immediate vicinity of the transportation amenities.

Supporting REIN’s Transportation Formula and Effect, Kilpatrick et al (2007) argue that accessibility to transportation
ultimately creates value, which is realized through “proximity to stations, stops, and onramps.”33 Do not confuse proximity

to transit as being anything other than access. Multiple studies between 1996 and 2003 demonstrate “proximity to the line

or route itself has a negative influence.”3*

Compensation Principle: Bigger effect, further from CBD

The greatest increases in property values have been found in the neighbourhoods farthest from the CBD, due to the
requirement to travel and get into the CBD for work and/or play.35 The farther one needs to commute for work, the more
likely one is to require access to transit; thus, the more one is willing to pay to be close to such access.

Research indicates that those commuters who live in close proximity to transit save over $1200 per year.36 In other words,
as a landlord, your tenant may benefit from transit savings of $1200. The prices of real estate in areas with improved transit
have not increased proportionately to the cost savings of using transit over using a car to commute. A study conducted in
the 1980s found that in Metropolitan Toronto, the savings realized from living in an area that afforded a shorter commute

using transit translated into a willingness to pay more for homes that delivered these time savings.®’
Compensation Principle: Socio—economics matter

The socio-economic status of the renter matters as well, so consider your ideal tenant profile. Bowes and lhlanfeldt (2001)
note that accessibility to transit is of more importance to lower-income families, while for higher-income families the
negative aspects of a transit station dominate.38 Low-income residents are more likely to rely on transit, and more likely to
have to walk to the transit station; thus, the locations in the immediate vicinity of transit have higher values to this tenant.

Revitalization: Station Design Matters

Stations may also attract commercial activity, such as new retail and service opportunities that benefit the locals, even if they
do not utilize transport. These amenities can also affect real estate values. The literature suggests this has much to do with
general market conditions and city zoning.

Recently published research on revitalization in neighbourhoods in Washington, D.C. indicates that “revitalization of the
Columbia Heights and Petworth neighborhoods was jumpstarted by the introduction of metro subway stops. The subway
has had a transformative effect on these areas and has brought in new apartment buildings, restaurants, and shops.”

Bowes and Ihlanfeldt (2001) suggest station characteristics can impact whether an increase in property values can be
accounted for, including whether the station has a parking lot. Home values decreased due to unsightliness and the
potential increases in congestion, noise and pollution, but only within one-half of a mile (800 metres) to one mile (1600
metres) from the station. For houses beyond three miles (4.8 km) from a station, a parking lot provides a 4.7 per cent boost
in average home values. The parking lot also impacts crime, increasing criminal activity in and around the parking lot, but
decreasing crime further away.
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The 2001 study by Bowes and lhlanfeldt found that a parking lot at the station significantly reduced values within a quarter
mile (400 metres) of the station.41 However, a 1997 article by Workman and Brod suggests that the decrease in value due to a
parking lot is only present in the first several blocks; a premium becomes evident by the fifth or sixth block from the station.42
Thus, we see the challenges of generalizing research. So often, city specific variables appear to influence the outcome of the
research on transportation and real estate values.

Property Values and Transportation: New and/or Expanded Studies
Values: Single—Family Study (2012)

A 2012 paper summarized research conducted in Montreal on 63,784 properties sold near four stations between 1992 and
2009, and found the impact of commuter rail transit on single-family property values to be:43

... positive, and significant ... which decreases with distance to the nearest station. Thus, on-foot proximity to stations results in
an average market premium of 1.5 per cent, 1.3 per cent and 1 per cent for houses located within 500 m (.31 mile), between
500 m (.31 mile) and 1 km (.62 mile) and between 1 and 1.5 km (.93 mile) from a station, respectively. Car accessibility also
translates info a significant premium averaging 3.6 per cent of property value, with a maximum of 4.7 per cent for properties
that are 9.2 minutes away from a station.

Values: Multi—Family Study (2016)

A 2016 paper researching Los Angeles transit between 2003-2004 found multi-family property values benefit from close access
to rail transit stations, yet the effect is negative for single-family properties. “Keeping all other variables constant, the value of an
average multi-family property within 400 m of a proposed station is more than twice the value of its counterpart located beyond
1600 m of the station.”44 Plainly stated, multi-family properties were between 27 per cent and 99 per cent per cent more
valuable within 1600 metres than those beyond 1600 metres (1 mile), with the greatest premium found within 400 metres (.25
mile) of a station. However, the largest premiums for the multi-family properties occurred during the proposal and completion
stages of the station, while a newly opened station did not appreciate as much. This study found that Park-and-Ride facilities
decreased property values, likely due to the increased noise and traffic.45

Values: LRT Extension Study (2017)

In a 2017 article, a researcher evaluated the value of an extension of a LRT line. The researcher’s analysis relied on repeat sales
of homes in New Jersey. The first sale took place before the announcement of the extension, while the second sale of the same
home occurred after the opening of the station three years later. The results of the study indicated “no statistically significant
impact on annual house price appreciation.” The researcher found no evidence that properties closer to the station had a
greater appreciation in value than properties farther away.46 Note, though, that research was limited to a single station, and
research shows that stations on the same line can experience different valuations.47

However, the 2017 article noted above by Camins-Esakov and Vandegrift regarding the extension of an LRT line quotes multiple
other academic papers. The overall findings are that “there is a primarily positive effect on housing prices with the addition of
new transit options.”

Values: Highways, Bridges, and Tunnels studies

When studying four key residential areas being affected by a new major highway expansion, using over 18,800 property sales
as research data, a direct correlation was determined between the increase in accessibility provided by the highway and the
value of the residential property. The results showed residential property values rose by 12 per cent to 15 per cent over similar
properties not impacted by the new highway.48 This is a significant and permanent lift in values. In fact, according to one Texas
study, of all types of land use, single-family residences showed one of the largest per-square-foot increases.49
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In one study, properties located in commercial-industrial areas serviced by highway improvements experienced a 16.7
per cent increase in value after the highway was opened. Research into the impacts of specific projects suggests some very
pointed effects, namely, the design of the freeway is important and impacts value:

® Depressed freeways contributed the most to residential property values, yet had limited impact on
commercial property values, except for those located adjacent to exit and entrance ramps

® At-grade designs had the most positive impact on commercial property values, while still providing a strong
positive impact on residential values

[}

Elevated highways had the least impact on all land values®°

Overall, the completion or expansion of major arterial highways has a significant positive impact on accessibility and,
therefore, property values. This ripples across all types of property, from single-family and multi-family residential to
commercial and industrial.

When there are highway improvements in the area, research found the following:

® 12 per cent to 15 per cent increase of residential property values
Single-family residences showed one of the largest per-square-foot increases (approximately $35.00 per square
foot)°!

Values of commercial properties located 800 meters or more from a freeway on/off ramp were valued at $50,000
less per acre of land and $3 per square foot of structure less than properties located in closer proximity to on-off
ramps

It is important to also point out the negative findings with regards to highway improvements:

The increase in value of residential properties located closest to the highways were partially offset by an up to 1.2 per

cent reduction for every two-decibel increase in highway noise level®?

Noise, pollutants from emissions and dust, and traffic delays negatively impact the sale price of land in areas
immediately adjacent the construction; this price decrease ranges from $0.05 to $0.50 per square foot of land>3

Values: Distances: Meta—Data Study (2007) and Metro Vancouver Study (2007)

While evidence suggests that correlations between transportation infrastructure and characteristics and real estate values
date back to the mid-1860s, the most thorough evidence is best shown in a meta-data analysis of the effect of transit
developments on real estate prices by Debrezion, Pels, and Rietveld (2007). Of 73 previous studies of hedonic pricing
effects of transit, they found 52 focused on residential housing prices. The overall effect for residential properties was about

nl

4.2 per cent for the average residence within a quarter of a mile (400 m) from the station.

This 2007 meta-data analysis shows that not all transportation is created equally: “Commuter railway stations have a
consistently higher positive impact on the property value compared to light and heavy railway/Metro stations.”

The following is a summary of a few of the salient academic references utilized by Kilpatrick et al in their meta-data
analysis:

®  Voith (1993) reports an increase of 6.4 per cent for homes near Philadelphia’s train stations;

®  Armstrong (1994) finds a housing price premium of 6.7 per cent for suburban Boston communities with commuter
rail stations; and

[}

Benjamin and Sirmans (1996) report a decrease of 2.4 per cent to 2.6 per cent in housing price for every tenth of a
mile (161m) away from a Washington D.C. Metro station.
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Table 1: Review of Impact of Rapid Transit on Land Values in Selected
North American and Australian Areas

Source Case/Location Impact on Findings

transit

residential units
within 500m of the
transit line

Trillium 2009 MNorth America Single-family Price impacts on single-family residential
residential properties ranged from minus 10.8% in
properties Santa Clara County to an increase of 32% in

St. Louis, Missouri. Apartment rental rates
increased up to 45%.
Al-Mosaind 1993 Portland light rail Single family Sold for 10% higher than properties located

further away from the line

Chen et. Al 1997

Portland light rail
transit

Single family
properties located
in the vicinity of
the Portland light
rail

10.5% increase in the value

Hess and Almedia
2007

Buffalo, NY light rail

Residential
property within
one-quarter of a
mile (400m) from a
light rail station

Premium between 2 to 5% of the city’s
median home value

Herbert Levinson et
al 2003

Brisbane’s Southeast
Busway (Bus Rapid
Transit), Australia

Property and home
values within
walking distance of
busway stations

Property and home values grew by up to
20% and two to three times faster than
property values in the surrounding area.

Trillium 2009

MNorth America

Office properties

Price impacts range from no appreciable
change in the San Francisco Bay areato a
120% rental rate increase for downtown
San Jose

Jones Lang LaSalle,
2013

Metro Vancouver
Area

Office properties

Office space located within 500m from a
transit station in urban or suburban areas
pays 10 to 30% more than comparable
office space located farther away

Trillium 2009

North America

Retail
Properties

The greatest variance was seen in retail
properties, where the recorded price
impacts range from no perceptible impact
in the San Francisco Bay area to a price
increase of 167% in San Diego.

Table 1 above references a study commissioned by Metro Vancouver’s TransLink that compares studies on the impact of 12
rail projects (including both heavy rail and light rail) on property values throughout North America. The study concluded
that “the relative increase in accessibility provided by the new transit investment is the primary factor in increasing property
values.”54 To summarize the contents of Table 1, at between 400 and 500 metres, prices increased from between 2 per
cent to 10 per cent, while other studies reported increases up to 32 per cent for properties at an uncalculated distance from
the station.

Jones Lang LaSalle (2013) found that residential units near LRT tend to sell more quickly and achieve higher prices than
comparable units not served by transit.
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Therefore, past studies conducted across North America have found the values of real estate in neighbourhoods close
to mass transit had premiums ranging between 1 per cent and almost 40 per cent, but the range of these effects varies

depending on numerous factors, including distance to the downtown and the median income of the neighbourhood.>®

The positive effects of proximity to passenger rail transit
appear to be limited to homes located within a one-half

mile (0.8 km) radius of stations.>® Even announcements of
improvements that will shorten and ease commutes have
resulted, historically, in higher-valued housing developments
in comparison to new developments located a greater
distance from these opportunities.

As detailed in Figure 4, the property values nearest to the
stations had a dramatic increase in their average value.

This effect was maximized in a zone of 500 to 800 meters
surrounding each station. One study on the impact of the Los
Istatlo!r‘! slatio;'l ICBDI Istatiu;! .slaliurl1 Ahg.eles Metro Rail system revealed that properﬂe§ |occtted
within one-quarter mile (400 metres) of a rail station enjoyed
1 57

Generalized Property Value

Station Location

a value premium of $31 per square foo

Figure 5: Peaks and Vﬂlleys of Values and Distances: Commercial Property
Porperty Values at Rail Stations in
Relation to the CBD

Successful examples of land value premiums for the
commercial sector in Canada includes Metro Vancouver’s
rapid transit stations as established by an empirical study
by Jones Lang LaSalle (2013). In the first quarter of 2013, office space located within walking distance (500m) of rapid
transit stations had lower vacancy rates by 34 per cent and a price premium of 28 per cent, relative to comparable office

space beyond 500 metres. While changes were made viable by the increased access provided by rapid transit, a substantial

portion of the increase was due to zoning changes.”®

Values of commercial properties located 800 metres (.5 mile) or more away from a freeway off/onramp were valued lower
than properties located closer to the access point, proving once again that accessibility and visibility is key. A 2007 meta-
analysis reports that, on average, there is a 12.2 per cent premium on commercial properties located within one-quarter
mile (400 metres) of a commuter rail station.
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Values and Distances: A case study of distances to stations, community nodes, and property values at
Lincoln Station, Coquitlam, BC

Lincoln Station Summary: Flgu’re 6: The Location of Ll.ncoln
Station on the Evergreen Line.
® City Quadrant: City Centre - North Coquitlam

neighbourhood T Millennium Line Evergreen Extension

Name of Line: Millennium Line Evergreen Extension Lafarge Lake-

Douglas

® Construction/Completion Status: Complete

DR

® Funding Status: N/A

Coquitla
Central

Centre

® Date of Completion: Opened December 2, 2016 o E Pt
ucti -
University

® Location: Across from Coquitlam Centre Mall on
Pinetree Way Street

o Ay v o)

Lougheed Town Centre
Legend

RS TRT S

O [xpo Line O Wyt Coast Express
°
Type: LRT Mallenmium Line O Isterchange Station

= Millennigm Line

® Neighbourhoods to Watch: Oxford Heights and o Watertont ¢ T Evergreen Bxtension
Harbour Village

£ 14 min
1.1 km

Lincoln Station O
o
©

L

e 0 iy
£ 10min s
B30 m

620 Lincoln Avenue

Figure 7: 800 metre
Circumference Around
Lincoln Station

The red circle on the map demonstrates the approximate space covered within 800 metres and/or a 10-minute walk

from Lincoln Station. This North Coquitlam neighbourhood is a more expensive area than the rest of Coquitlam, and the
numbers show this neighbourhood has been such for the last three years, but not at the 5 or 10-year mark. This specific
neighbourhood has a median apartment price almost $48,000 higher over the rest of Coquitlam and has been between 1
per cent and 5 per cent more expensive in each of the last three years.
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2012

Contracts are awarded. Figure 8: Lincoln
2009 Lincoln Station is . .
Second project update added to plans and 2016 S‘-|'CI|'IO.I'I Construction
on the Evergreen Line fundings acquired Evebr ([%?Qe'—sme Timeline

operational

is announced‘xxx EE

| '_E/> e o
2008 A 2013

Housing crisis Construct begins on
and crash Evergreen Line

Table 2: Apartment Price Comparison for Lincoln Station

North Coquitlam Then (2014 — 2015) Now (2018)
Rental Rates (2—bedroom
apartment):
City Average $643 (1990) $2492
Neighbourhood N/A $2298

Average Condo Prices:

City Average $258,300 $537,000

Neighbourhood $256,700 $538,100

To determine the numbers in the table above, the following sources were used:

® The average Coquitlam condo price in July 2018 has been gathered from Zolo.

® The average Coquitlam condo price in January 2014 has been obtained from the Real Estate Board of Greater

Vancouver.?

The Faith Wilson Group Realtor website provided the benchmark apartment price for the neighbourhood as of July
2018 and for January 2015.6°

Canada Mortgage and Housing Corporation (CMHC) provided the average 1990 rental rates for the Tri-Cities area
for a two-bedroom apartment.

® The average rental rate for a two-bedroom apartment for both Coquitlam and the neighbourhood on July 13, 2018
came from listings on Padmapper.®!
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Values: Construction Phases

Classical economic theory posits that when a transportation infrastructure is initially built, large parcels of land that
previously had poor accessibility—or none—are suddenly considered underpriced.®? This results in a rapid correction
in the market, driving up the value of the land. Development is usually quick and the impact significant. Additionally,
improvements to existing highways showed a positive increase to land prices, although to a lesser degree.

Further, Kilpatrick et al (2007) determined that time can create variations in house prices relative to the construction phase
of transit. Studies of Chicago’s Midway line published in 1995 and 2004 found that pre-construction and construction
phase values within a half mile (9.8 km) of stations increased home prices by almost 20 per cent; yet, once transit was

active those same home prices fell by almost 10 per cent for a net positive increase of 10 per cent.®3

However, during the construction phases, prices of homes fall.*4 Noise, emissions, dust, and traffic delays negatively impact
the sale price of land in areas immediately adjacent to construction. In fact, one study showed that values did not reach

pre-construction levels again for five years post-construction.®?

As we like to emphasize, anything can happen in this sector. Transportation projects are impacted by many influencers
including governments, funding, etc., so be certain a project is well underway before acting. And that’s why REIN
encourages you to consider focussing on areas where construction has started. Focus your acquisitions on tier one, watch
tier two closely, and follow along for updates for tiers three and four to guide you in the future.

® First Tier (Phase - under construction)
® Second Tier (Phase - funded)

® Third Tier (Phase — planned, not funded)

® Fourth Tier (Phase - no finalized plans

Figure 9: Values During Construction Phases

During the construction
phases, prices of homes fall.
Noise, emissions, dust, and
traffic delays negatively
impact the sale price of land
in areas immediately adjacent
to construction

.

Post-construction

Pre-construction and Once transit was active those

construction phase values same home prices fell by

within a half mile [.8 kml of almost 10 per cent for a net
stations increased home prices positive increase of
by almost 20 per cent 10 per cent
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Values: Construction Phases — A case study of transportation construction phase values in Ottawa, ON
ON - Rideau Station on the Confederation Line
The Confederation Line in Ottawa is a new east-west line that connect to the existing north-south Trillium Line.

This area performed as research suggests. Real estate prices increased roughly 39 per cent since the announcement of the

LRT, compared to Ottawa’s overall gain of 37 per cent between 2008 and 2017, a premium of 2 per cent.®® There was a
spike in prices when the announcement came the LRT would move forward, based on the anticipated benefits the LRT would
bring. However, the lengthy construction phase with its noise, inconvenience and air pollutants dampened the enthusiasm
for living in the area and prices dropped and/or stagnated. Based on research and experience, over the next two years we

can watch this area and expect to see values increase roughly 10 per cent over other areas of Ottawa without access to the
LRT.

Figure 10: A Case Study of Construction Phase Values

The line is set

oo oo eoo | PropertyValue to become
........... operational
i- © -i late 2018

Approved by city council -

> D 4%

Contract awarded and Construction completed
begins

A plan detailing the track
and stations was approved

-~ Announcement of
master plan, Identifying
a need for light rail
transit in the downtown

QDO ODOODODODODDOOD

‘9\\)\

21



fREIN

Real Estate Intelligence Network

Figure 11: 800 metres Around the New Rideau Station

Rideau Station Summary:

® City Quadrant: City Centre

® Name of Line: Confederation Line

® Construction/Completion Status: Complete

® Funding Status: N/A

Date of Completion: Opening late 2018
Location: Rideau Centre on Rideau Street

Type: LRT with underground station

® Neighbourhoods to Watch: Byward Market, Lowertown, University of Ottawa and downtown

Table 3: Apartment and Home Price Comparisons for Rideau Station

BYWARD MARKET

Then (2005-2007)

Now (2017-2018)

Rental Rates 2—bedroom

apartment:
City Average $962 $1234
Neighbourhood $1800 - $2800 $1600 - $4800
Single0—-Family Housing Prices:
City Average $225,000 $386,300
Neighbourhood $279,539 $507,219
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To determine the numbers in the table above, the following sources were used:

The MLS HPI tool has been used to determine the city average price in Ottawa in January 2005 and in May 2018

Realtors’ websites have been used to obtain average current list prices, as well as the historical 2005 average price

Canada Mortgage and Housing Corporation (CMHC) provided the April 2007 and October 2017 average city-wide
167

MLS statistics between January 1, 2007 and December 31, 2007 provided the spread of historical rents for a two-

[ ]

for the neighbourhood
[ ]

rental rates for a two-bedroom apartmen
[ ]

bedroom unit in the Byward Market area
[ ]

MLS provided the spread of two-bedroom rental prices as of July 3, 2018 for the Byward Market are

Rents and Transportation — New and/or expanded studies

McMillen and McDonald (2004) report that rent rates will not be impacted prior to construction given the “speculative
benefits of future accessibility do little for the renter.”

A 1996 study reports that distance from a metro station has an adverse and inverse effect on rent. Specifically, for every
one-tenth of a mile (161m) increase in distance away from the station, rent decreased by about 2.50 per cent.%?

A study in San Francisco focused on the effects of LRT and rental rates in nearby housing. The report found the following:

Prior to the 2012 opening of Los Angeles’

Apartment units within one-square kilometer (.62 mile) rented at a 10 per cent premium

Two-bedroom apartment units rented

higher at a 16 per cent premium . .
Figure 12: Rent Premium Based

on Distance from Station

Expo LRT extension, rental prices began

to rise in the area. The key finding was

51,080

the rents were rising by as much as 45.71
per cent, as demand to live near transit, $1.000

especially in a highly congested city, grew.

In New Jersey. Like San Francisco, homes

70

$a80

within a 500 to 800 metre (.31 to .50 mile)
radius of a station saw the highest increases
in rent, which slowly tapered off the farther
the property was from the LRT station.
Property values were assessed at a premium
in neighbourhoods closest to stations, even
when the study factored in house size,

number of bedrooms, nearby parks and

average crime rate in the area”’
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Values and Rents:
The No—-Go Zone: Proximity to stations is key, but not too close

Overall, the transportation effect shows that property values and rents increase with certain proximity to transportation
access. However, while there are positive impacts on property values, there are some detractors of living close to a transit
72

station, such as accessibility for criminal activity or other unintended side effects like noise.
Due to these factors, some discussion exists suggesting that being too close to a station, for residential properties, may

be detrimental to values and rents. While inconclusive, one may wish to consider this and include a buffer of about 60
metres for residential properties near stations. Some studies show that being too close to a station or access point can hurt
residential property values, it is reported that residential properties within 274m decrease in value from four per cent to
eight per cent.”®

Reverse proof: What happens to values and rents when transit disappears?

Recently the impact of transportation effect has been validated, once again, but this time with reverse proof. That means,
when transportation access was removed, the transportation effect worked in reverse, with a reduction in rents and property
values.

In one New York neighbourhood in North Brooklyn, a portion of its LRT, the L train, is being decommissioned. According
to a 2018 StreetEasy Market Report “one quarter of rentals in North Brooklyn offered a discount in February 2018, the

most of any Brooklyn submarket.”’# The report states that while sales prices for homes in the neighbourhood rose 3.3 per
cent year-over-year, days on market also increased substantially to a median of 108 days. According to a senior economist
with StreetEasy: “Now that any new leases will bleed into the timeframe when the shutdown of the L Train occurs in April
2019, landlords are becoming more liberal with incentives such as discounts to ensure they attract tenants. Renters should

consider the reality of limited transportation to these areas, but there are bargains to be found if public transportation isn’t

needed.””®

The conclusion? A lack of transit accessibility results in lower rent and lower property prices.
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Figure 13: Edmonton’s Future LRT
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Edmonton Overview and Insight

According to Statistics Canada, between 2005 and 2015 the Edmonton Census Metropolitan Area (CMA) grew by 31 per
cent, only 1 per cent behind Calgary, AB, the fastest-growing CMA in our nation during that time frame. CMAs generally

grow at 2.5 times the rate of rural communities, and the influx of international migration is almost six times higher.”¢ In

2016, the population of the Edmonton CMA was 1,321,426, which represents a change of 13.9 per cent from 2011 77

According to the city, Edmonton is the fifth-largest Canadian municipality.”® Edmonton’s transit documents indicate the
the city predicts that its population will surpass 1 million, while the region will grow to about 1.6 million by 2040. Further,
Edmonton had the second youngest CMA in Canada, meaning a significant portion of the workforce has many years of
working, and thus commuting, ahead of them.

Suburban sprawl post World War Il led to a reconfiguration of society. Many of us commute long distances between

home and workplace. The City of Edmonton estimates that 77 per cent of commuters use a car as their primary mode of
transportation. As environmental concerns become more widespread, and insurance rates and gas prices climb in some
areas of our country, the demand for public transit will continue to increase. In 2016, Canada's combined total household
spending on transportation (including insurance) was $179.5 billion, which was second only to shelter in terms of major
spending categories.

The average commuting time of an Edmontonian is one half-hour.”? According to the 2016 Census, just over 11 per cent of
Edmonton’s population took public transit to work, slightly less than the national average.® Statistics Canada reports that
as of 2016, 80 per cent of Edmontonians get to work in a vehicle, while approximately 6 per cent bike, walk or use other
methods of transportation.8! What that actually translates to is “about 2.5 million trips on a typical fall weekday. Currently,
over 75 per cent of these trips are made in an auto.”82 By 2022 the city hopes to see a 2 per cent reduction in automobile

trips and a .5 per cent increase in carpooling.®3 Given the size of urban sprawl due to the lack of geographical constraints,
Edmonton has a car culture. The city planners acknowledge that it will take years for changes in travel behaviour to occur.

A study of the effects of transportation infrastructure on housing values in Edmonton was first undertaken in 2009, the last
study being completed in 2015. With frequent changes to Edmonton’s transportation, more current analysis is required to
update diligent real estate investors. This report focuses on answers to two very important questions that will have a direct
financial impact on tens of thousands of Edmonton residents. These questions are:

1. How will housing LRT projects affect residential real estate values in specific Edmonton neighbourhoods?

2. How will highway improvements affect property values in Edmonton?

The City of Edmonton has ambitious plans to improve access to public transportation in order to both increase ridership
and to serve Edmonton’s growing population. Reviewing the city’s transportation documents illuminates significant plans to
extend LRT service throughout the city by 2040.

Edmonton was the first city in North America with a population of less than 1 million to build an LRT. In fact, the existing
line has been operational since 1978. While progress has been made, currently the LRT consists of two lines and 18
stations with 24.3 kilometres of track; however, the tracks largely parallel each other and provide insufficient coverage to
a geographically large city. The following section highlights a number of Edmonton’s subsequent studies, strategies and
reports supporting urban planning and the role of transportation in the city.
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Transportation Master Plan

In 1999, the Edmonton City Council approved its Transportation Master Plan that included a recommendation to
expand LRT to all sectors of the city by 2040. However, The Way We Move is an update and replacement to the original

document.84

The Way We Move Transportation Master Plan, 2009

In September 2009, the city of Edmonton revealed The Way We Move, its new transportation master plan.8> The report
suggests Edmontonians have one of the highest vehicle dependencies in Canada. Between 1994 and 2005, the average

number of kilometers that an automobile in the city traveled increased by 32 per cent.®® This means that Edmontonians are
not only are spending more time in their cars, but are driving longer distances, and these factors contribute to increasing
congestion. While the report recommends changes, it acknowledges the foundational role of roads in the transportation
system. Roads move people, goods and services in the city, and roads represent one of the largest public infrastructure
investments. Given that roads serve as the backbone to a city’s infrastructure, they remain important even as changes occur
in transportation to get people out of their cars. Therefore, the report encourages a shift from single-passenger vehicles to
an increase in the use of public transit, and from building outward to urban planning that includes upward densification
measures. Edmonton intends to move away from the current auto-oriented transportation preference to a more holistic,
interconnected and multi-modal transportation system. The Way We Move illustrates Edmonton’s belief that integrated

planning including community building around effective transit will assist in compacting the cityscape into an efficient urban

space.?’

Increases in traffic congestion levels are expected to continue, particularly during peak periods as the city transitions to

a large metropolitan area.88 However, the city’s strategies for combating congestion do not necessarily include building
new roads. Rather, the focus is on optimizing the existing road system, while promoting transit and active transportation
modes that include walking and biking as well as managing existing roads more efficiently and strategically, resulting in
additional roadway capacity.2” The Way We Move identified financial and community restraints, making it neither feasible

nor desirable to continue either building or expanding roads to alleviate congestion.”®

The City of Edmonton believes that reliance on cars and increased suburban development will lead to increased car trip
lengths, though the number of trips themselves will not change. Further, the road congestion interferes with the efficient
movement of people, goods and emergency responders, all of which has led to an outcry for more roadways. Not only
does the city believe building more roads with taxpayers’ dollars is fiscally irresponsible and environmentally unsustainable,

but there are health risks associated with depending on automobiles.”
2017 Transit Strategy Report

Edmonton’s Transit Strategy report, released in 2017, utilized The Way We Move along with other Edmonton transit studies
and reviews to create and outline an implementation plan for transit. In keeping with their stated priorities, the city is
committed to making significant improvements to the transit system in order to realize its expressed goal of making public

transportation the preferred choice of the citizens.”? Therefore, one guiding principle of Edmonton’s Transit Strategy is to
develop network transit options and services in the outlying suburban areas that will help people reach the city core, post-

secondary institutions, major employment sites, and major shopping/mixed-use areas.”® This development will include an
urban-style LRT that will eventually extend into each quadrant of the city and connect to a central area circulator LRT.?*
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Of the many goals outlined, the following are key:

® LRT expansions:
©  The future LRT network as identified on the following pages is a fundamental component of the overall
transit network
o City Council has approved an LRT Network Plan

® By area (residents’ feedback during public consultation shows inconsistent market feedback throughout the city;
therefore, neighbourhood transit needs vary)
°© Inner areas: A frequent transit network will enable spontaneous travel and support residents’ trust in transit
this is a lifestyle option for them
o OQuter areas: Transit to become a competitive commuter option through the implementation of Rapid Bus

Routes and transit priority measures that provide speed and reliability.”

® Roadways and urban planning:
©  Industrial developments to be placed in proximity to movement corridors, reducing goods and services

traffic through residential areas.?®

©  The key corridors named for the flow of goods A
and services are:

1. Outer Ring Road — Anthony Henday Drive

2. Inner Ring Road — Consists of Yellowhead Trail, 170
S’rreef, 75 Sf / Woyne Gre’rzky Drive and Wthemud TYELLOWHEAD TRAIL
Drive

o

3. Highway Connectors — Gateway Boulevard, Calgary
Trail, QEll Highway and others

WTAVE

AHNTHONY HENDAY DRIVE

4. Roadways and urban planning

82 AVE

® Bus: ; R

°© A new bus strategy will be implemented over
the next 10 years

©  Precursor BRT may be implemented in areas of
the city prior to the implementation of LRT

©  The Bus Network Redesign will be the priority
and Edmontonians will be invited to refine the new
bus network in 2018:

S1AVE
WHITENMUD DRIVE

TH 11 HIG HWAY

5. ltis anticipated that the new bus network will be Figure 14: What Edmonton
rolled out in 2020.7 Considers the Inner and Outer
6. In 2019, Phase 3, or the10implementation of the Transit Areas

decided routes and signage, is expected to occur.

These reports and plans, as well as actions and execution, demonstrate Edmonton’s commitment to transportation. Efficient
and compact urban planning supported by efficient transportation are priorities.

28



Edmonton’s LRT Today and Tomorrow

Edmonton’s LRT system opened in 1978 and ran along the Canadian National Railway (CN) right-of-way from Belvedere to

Central Station. Refer to Figure 11 below for current LRT configuration.

The Capital Line runs from the Clareview Station in the northeast,

southwest to the Century Park Station at 23" Avenue and 111" Street.
The Metro Line added 3.3 km in 2015 by deviating off the Capital Line
at Churchill Station and running northwest. As indicated in Figure 6,

the lines parallel each other and share stations between Churchill and
Century Park. These three new stations on the Metro Line provide access
to Grant MacEwan, the Northern Alberta Institute of Technology and the
Royal Alex Hospital.

Free commuter parking is available at the Clareview, Belvedere,
Stadium and Century Park Stations; however, there are other park-
and-ride sites. Nonetheless, the city’s website advises there has been
a reduction in the number of free sites at Century Park. As of June 1,
2018, there are 221 free stalls, which is approximately 25 per cent of
the total stalls available.

The Metro Line was the first of several planned extensions that will
eventually reach the city’s limits near St. Albert. The master plan states
Edmonton will work with outlying communities to ensure integration
occurs between community transit plans, including future park-and-ride
facilities.

Impact of Rail and Highway.

This section provides an overview of the transit plans for Edmonton.
Given the research and Transportation Effect primarily impact rail and
highway, these are the areas of interest reported herein.

While this report outlines many significant transportation plans, many
are in the planning phase, with construction spanning the next 20
years. However, one line is currently under construction, while another
is funded and expected to break ground within the next year. Further,
the LRT plans for the city are significant and extend into each quadrant
of the city. Thus, a transportation-focused investor has significant
opportunity in this city o plan and research investment properties
within 800 metres of a station in almost every area of the city.

Ultimately, the goal of future transit is to integrate transit and land
use fo create high density, walkable community nodes around major
transit facilities. See A Community Node Case Study: Blatchford,
Edmonton, AB as an illustration.

LRT SYSTEM MAP

NAIT

Kingsway/RAH

MacEwan

() LRT Station === Capital Line === Metro Line

Clareview

Belvedera

Coliseum

Stadium

Churchill

Central

Bay/Enterprise Squane

Corona

Grandin/Gov't Centre

University

Health Sciences/Jubilee

McKeman/Belgravia

South Campus/Fort Edmonion

Southgate

Century Park

Figure 15: Map of Edmonton’s
Current LRT System

The map below offers a conceptual guideline for Edmonton’s overall transit picture come 2040:
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Figure 16: The Potential Build—Out of Edmonton’s
Ultimate LRT Network
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Figure illustrates the potential build out of Edmonton’s ultimate LRT network.
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First Tier (under construction): Millwoods Park, Tawa, Kameyosek, Lee Ridge, Hillview, Greenview, Michaels Park, Argyll,
Mill Creek Ravine South, King Edward Park, Avonmore, Idylwylde, Bonnie Doon, Holyrood, Strathearn, Cloverdale, Boyle
Street, Horse Hill, Heritage Valley, Jagare Ridge and Downtown

Second Tier (funded and awaiting construction): Oliver, Queen Mary Park, Westmount, Glenora, Grovenor, Canora,
West Jasper Place, Jasper Place, Sherwood, Jasper Park, Meadowland Park, Lynnwood, Elmwood, Summerlea, Thorncliff,
Belmead and Aldergrove

Third Tier (approved by city council): Kirkness, Fraser, Skyrattler, Kehweewin, MacEwan, Jagre Ridge, Callaghan, Allard,
Creekwood Chappelle, Blatchford, Lauderdale, Calder, Kensington, Rosslyn, Carlisle, Griesbach, Westwood, Caernarvon,
Oxford, Cumberland, Carlton, Grand Trunk and Castledowns

Fourth Tier (no finalized plans): Bonnie Doon, Strathcona, Garneau, the University Area, Oliver, Bulyea Heights, Rhatigan
Ridge, Falconer Heights, Carter Crest, Leger, Haddow, and Downtown

You can refer to the colour-coded LRT map of Edmonton above to locate these neighbourhoods.

There are several areas of the city that could be impacted by more than one line, including Bonnie Doon, where the Valley
Line will potentially meet the Centre Line, if constructed. This could provide greater financial reward for an investor as the
rental pool that utilizes LRT could be significantly increased given the generous city coverage provided by multiple lines.

Under Construction
Valley Line Southeast
® City Quadrant: Southeast
® Name of Line: The Valley Line
® Construction/Completion Status: First half of the line is under construction
® Funding Status: Funded
® Date of Completion: Opening in 2020
® Location: Between 102 Street downtown and Mill Woods Town Centre
® Type: Low-floor urban LRT

® Neighbourhoods to Watch: Millwoods Park, Tawa, Kameyosek, Lee Ridge, Hillview, Greenview, Michaels Park,
Argyll, Mill Creek Ravine South, King Edward Park, Avonmore, Idylwylde, Bonnie Doon, Holyrood, Strathearn,
Cloverdale, Boyle Street and Downtown

The Valley Line LRT is a 27-km low-floor urban line that will operate between Mill Woods in southeast Edmonton and Lewis
Farms in west Edmonton. The project is being built in two stages. Once completed, 28 new stops will have been added,
although only three are true stations given it is a street-level train. Sixteen of those 28 stops will be on the West Line. Travel
time for the entire 27-km line will be around 60 minutes. It will take about 30 minutes to go from the Lewis Farms Transit
Centre to downtown Edmonton, and then another 30 minutes from downtown Edmonton to Mill Woods Town Centre.
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The City of Edmonton estimates that approximately 100,000 passengers will use the route every day when the entire line is

operational.”® In most cases, there will be no crossing arms, fences, or gates separating the LRT cars from road traffic. The
Southeast to West LRT will not physically connect to Edmonton’s existing LRT network, but commuters will have direct access
to the existing LRT system via a transfer at Churchill Station. Proposed stops and station sizes have been determined based
on projected ridership.

The Southeast is currently under construction between 102 Street downtown and Mill Woods Town Centre. The new line is
expected to open to the public by the end of 2020. According to a city council member, the south section is being built all at
once.

Funded

Valley Line West
® City Quadrant: West
® Name of Line: The Valley Line
® Construction/Completion Status: Planning and Preliminary Engineering
® Funding Status: Funded
® Date of Completion: Breaking ground in 2019. Second half of the line.
® Location: Between 102 Street downtown and Lewis Farms Transit Centre
® Type: Low-floor urban LRT

® Neighbourhoods to Watch: Oliver, Queen Mary Park, Glenora, Grovenor, Canora, west Jasper Place, Jasper
Place, Sherwood, Jasper Park, Meadowland Park, Lynnwood, Elmwood, Summerlea, Thorncliff, Belmead and
Aldergrove

Edmonton’s Transit Strategy states the planning and preliminary engineering for the West leg of the line is underway after
receiving funding in 2016 from the Government of Canada to update a preliminary design created in 2013. In the spring
of 2018, the provincial government announced it would provide $1.5 billion for Edmonton’s newest LRT route. Reportedly,

the city is expecting to break ground next year on this portion of track.”” The names of the stops for the West Line have also

been released and were selected to indicate the geographic location to support passengers finding their way.'®°

Reports suggest at least one council member wants to see the West Line built in phases over five years so the stretch from
124 Street to downtown could be opened first, then from 142 Street to 124 Street as the line makes its way west. By phasing

the build, the first part of the line could open as early as 2020.'°!

The City of Edmonton has ambitious plans for improving public transportation to serve Edmonton’s growing population. A
visit to the city’s transportation website shows several extensions and expansions planned for service by 2040. An extension
is an addition to an existing LRT line, while an expansion is the creation of an entirely new LRT line. Given that research
indicates commercial and residential properties increase in value within 800 metres (.5 mile) of a light rail station, as a
homeowner, business owner or real estate investor it is prudent to know where the intended extensions and stations will be.
The planned routes provide about 40km of LRT track..
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Metro Line (NAIT to City Limits)
® City Quadrant: Northwest
® Name of Line: Metro Line Northwest

® Construction/Completion Status: Phase 1 is
funded; Phase 2 is at the concept stage

® Funding Status: Phase 1 is funded

® Date of Completion: Phase 1 is expected
to progress to procurement by late 2018 and
construction is projected to begin in 2020. The
line is being built in two stages and is projected to
have nine stops.

® Location: Phase 1 — NAIT to Blatchford, and
Phase 2 — Blatchford to Campbell Road

Type: High-floor train, mostly street level,
combining urban and suburban-style LRT

® Neighbourhoods to Watch: Blatchford (see
below), Lauderdale, Calder, Kensington, Rosslyn,
Carlisle, Griesbach, Westwood, Caernarvon,
Oxford, Cumberland, Grand Trunk, Castledowns
and Carlton

The City of Edmonton plans to continue the Metro Line
from NAIT all the way to St. Albert, eventually travelling

Figure 17: Planned Metro Line
Extension

Metro Line: Northwest

[21¢]
St. Albert

G

_5J o;_+o/0—\q

00

WS = |
[z O
i

Yellowhead Huy orthern

~ T\Iberta
ditute of
inology

-9

.]r

northwest to a future park-and-ride site planned at the city limits. This will be built in two phases, adding approximately 11
kms of track. Following an extensive corridor evaluation process, 113A Street was approved by City Council as the future
northwest LRT route on July 7, 2010. This extension will serve an estimated 45,000 passengers daily upon its completion
and give St. Albert residents quick and easy access to downtown Edmonton. This is an exciting project that will increase
real estate values in northwest Edmonton, including Grand Trunk, Castledowns and Griesbach. An update on Edmonton
city’s website suggests that while the line overall is in its concept phase, public engagement and planning and preliminary

engineering for the extension to St. Albert are underway.
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Capital Line South (Century Park to Heritage Valley)

® City Quadrant: Southwest
® Name of Line: Extension of the Capital Line

® Construction/Completion Status:
Preliminary engineering completed

® Funding Status: N/A

® Date of Completion: Unknown. Involves
build of four new stations.

® Location: From Century Park on 111" Street
south to Ellerslie Road

® Type: High-floor urban LRT

® Neighbourhoods to Watch: Skyratiler,
Kehweewin, MacEwan, Jagre Ridge,
Callaghan, Allard, Heritage Valley, Chappelle
Gardens and Creekwood Chappelle

Edmonton’s City Council has approved a concept
plan to extend the Capital Line south from Century
Park to the city limits. Preliminary engineering on the
high-floor 4.5-km (2.8 mile) extension to Ellerslie
Road was completed in 2010, but construction on
the project has yet to begin. Additional preliminary
engineering was conducted in June 2017. From the
concept drawings, the extension includes four new
stations:

1. Ellerslie Station on Ellerslie Road near 9"
Avenue, which includes a combined LRT station,
transit centre and a park-and-ride facility on

Ellerslie Road, between 127" Street and 135™
Street;
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Figure 18: Planned Capital

Line Extension
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2. Provincial Lands Station, near 20" Avenue SW and 127" Street

30 AVENUE 5W

* DESROCHERS/ALLARD

41 AVENUE SW

3. Heritage Valley Town Centre Station, near 30™ Avenue SW and 127" Street

4. Desrochers/Allard Station on 127" Street.!02

A fifth station may be added adjacent to Twin Brooks.'%® This extension is part of the city’s vision to expand LRT service to all

sectors of Edmonton by 2040.
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Capital Line Northeast (Clareview to Gorman)
* City Quadrant: Northeast Figure 19: Planned Capital

® Name of Line: Extension of the Capital Line Line Extension

® Construction/Completion Status:

Preliminary engineering design phase Capital Line: Northeast
® Funding Status: Awaiting funding 4 Bicly

¥

A

® Date of Completion: N/A

® Location: From Clareview Station to Gorman.

Includes one new station in Gorman Industrial
Park.

®* Type: N/A

® Neighbourhoods to Watch: Kirkness and
Fraser

Preliminary assessments for an extension of the

Capital Line from Clareview Station to Gorman were
completed in 2010. The 2.9-km (1.8 mile) extension
would be constructed on the east side of the existing

L

CN right-of-way, with at-grade LRT crossings at 144"
Avenue and 153 Avenue. The new Gorman Station

would also include a Transit Centre north of 153"

Avenue. The project is currently in the design phase. [15]
Homes in Kirkness and Fraser as well as the Ebbers

Industrial area and Gorman Industrial west and east

should experience an increase in property values.

Centre Line (connecting two sections of the
Valley Line LRT)

® City Quadrant: Downtown and Whyte Avenue Figure 20: Concepi Plan for the
® Name of Line: Centre Line Centre Line

® Construction/Completion Status: Study and
consultation phase

® Funding Status: N/A

I—

100 e
. )

® Date of Completion: Concept plan to be
presented to city council in early 2019

® Location: Whyte Avenue, north on 112", 110
and 107" Streets. Connecting the SE and west
portions of the Valley Line.

® Type: Low-floor, urban style

® Neighbourhoods to Watch: Bonnie Doon,
Strathcona, Garneau, the University Areq, L—
Oliver and Downtown [ strest b

SR E—
|| B Boreon Wiy he v |
I 1 "
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Since the last REIN Transportation Effect Report for Edmonton in 2014, a new downtown circulator route has been
proposed: the Centre Line is currently being studied as part of the planning phase.104 The central route will provide
seamless connections between Downtown, the Alberta Legislature, the University of Alberta, Strathcona, Bonnie Doon, east
Edmonton and the wider LRT network. The plan calls for a low-floor urban-style LRT that operates at street-level in dedicated
lanes. Traffic signals will control the flow of traffic through intersections. The line features frequent sidewalk-level stops and
can fit seamlessly into communities. This line will be the same style as the Valley Line currently under construction in the
southeast. The line is intended to connect with the Valley Line in east Edmonton and will cross the river to connect again just
west of downtown.105 In the graphic on page 35 (Figure 19) the Centre Line is illustrated in Orange.

None of the proposed LRT line extensions or new routes has been given construction start dates. It is important to monitor the
buzz around the creation and expansion of transportation projects in the city. Transportation proposals are never certain until
the ground is broken, and can be impacted by politics, big business expansions, world events and advances in science and
technology.

Edmonton’s Non—LRT Future Transportation Plans
Major Road and Highway Improvements in Edmonton

Northwest

No projects planned.

Northeast

® City Quadrant: Northeast

® Name of Road: Manning Drive

® Construction/Completion Status: Preparatory construction has begun
® Funding Status: N/A

® Date of Completion: Construction started in 2017.

® Location: N/A

Type: Free-flow corridor with accesses via interchanges. Will have a flyover at the intersection of 18 Street and
Highway 15.

® Neighbourhood to Watch: Horse Hill

Manning Drive connects Fort Saskatchewan, Gibbons and the Alberta Industrial Heartland to Edmonton's city core. This
area of the city is expected to experience significant growth over the next few years, given bylaw amendments to create and
develop the Edmonton Energy and Technology Park. This route is an important commuter and goods movement corridor in
Edmonton’s northeast.

Southeast

No projects planned.
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Southwest
® City Quadrant: Southwest

® Name of Road: Terwillegar Drive between Whitemud $
Drive and Anthony Henday Drive

® Construction/Completion Status: Concept and
Planning Study Phase

® Funding Status: Unknown

® Date of Completion: Unknown

® Location: N/A g
i

® Type: Converted to a freeway. Interchanges and

overpasses will provide access. l\I
® Neighbourhoods to Watch: Bulyea Heights, %
Rhatigan Ridge, Falconer Heights, Carter Crest, Leger %, E
and Haddow g 2
Travel demand on Terwillegar Drive has exceeded capacity. \‘f.
For this reason, as well as the roadway’s importance as both ]
a north-south city route and potential connector to a future [ q:F
freeway to Leduc, the city plans to configure the drive into &
a free-flow freeway, as was the original intent of the road’s

design.’% A January 2018 update from the city indicates -~ m\__

the concept plan has interchanges at Terwillegar Drive/

Whitemud Drive, 23" Avenue, Rabbit Hill Road and 40"
Avenue/Bulyea Road, as well as an overpass at Haddow
Drive. An August 2018 update on the city’s website indicates

another round of public engagement will begin this fall as

the city continues to explore its options.'?”

B cvERRASE

® City Quadrant: Southwest e
* Name of Road: 135" Street /
® Construction/Completion Status: Construction m—

underway ELLERSLIE RD

in summer 2018
® Funding Status: Funded Figure 21: Terwﬂlegar
® Date of Completion: Expected completion Fall 2019 Drive Fr.eeway

Conversion

® Location: See Figure 13 below
® Type: N/A
® Neighbourhoods to Watch: Heritage Valley, Jagare Ridge

The city will build 135" Street to replace 127" Street as a major arterial connection to Anthony Henday Drive in southwest
Edmonton. It will also provide transit and park-and-ride access from Anthony Henday Drive to the new Heritage Valley Park

and Ride.'%8
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Inner Ring Road

The Way We Move mentions the development of an inner ring road. The road’s intended purpose is to cater to cross-town
movements at a higher standard than is currently experienced within Edmonton city limits. The inner ring road would be

a minimum of six lanes with a posted speed limit of at least 70 km per hour and would be more free-flowing than current
conditions permit. The roadways mentioned as part of the inner ring road are:

®  Yellowhead Trail
® 75 Street/Wayne Gretzky Drive
®  Whitemud Drive

® 170™ Street

The city of Edmonton has multiple road projects in the planning and design phase, including upgrades and widening
of streets. The reader is encouraged to conduct further investigation at www.edmonton.ca > road projects > design &
planning.

Bus and Bus Rapid Transit (BRT)

Edmonton’s transit overhaul includes a bus network redesign, currently in the consultation phase. As this document goes
to print, the next wave of consultations with the public will occur in Phase 2. This redesign is the first major action from the
2017 transit strategy that will guide the city’s decisions and actions over the next 10 years. It is anticipated the new bus
network will come into effect in 2020. The focus in the next phase of service will include more regular service on major
routes, while the trade-off may mean fewer stops and a longer walk to a stop for other transit users.

Edmonton’s transit strategy indicates that during the development of the LRT, a precursor BRT may be implemented in some
segments prior to construction in order to provide a high level of service while ridership levels increase.
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Conclusion

Implementation plans for Edmonton’s The Way We Move and The Way We Grow were developed concurrently, to recognize
that land use and transportation are interconnected. For example, there is a reference in The Way We Move to a stated

intention in The Way We Grow of encouraging a minimum of 25 per cent of new housing growth to be in the downtown

and mature neighbourhoods, and around LRT stations and transit centres. '

It is easy to see how the inner and outer ring roads, and LRT expansions and extensions, will be increasingly important to
the city’s residents. With industrial and residential growth corridors beyond the perimeter of the city proper, the ring road
is essential for business, both for companies and their employees. As funding becomes available for more transportation
initiatives, Edmonton is set to remain a great place to work, play, live and invest!

As cities continue to increase in size due to suburban sprawl, and populations continue to grow, governments of all levels
are continuously working to upgrade their infrastructure in order to accommodate these changes, the latest focus of which
is densification around transit areas. For example, as noted in the Top Ten Towns and Cities report for Ontario, released
earlier in 2018, the Growth Plan for the Greater Golden Horseshoe area of Ontario names 25 urban growth centres that
now have minimum density targets for both persons and jobs, per hectare, along specific transit corridors. As a real estate
investor, it is crucial that you pay attention to what is happening in your investment area and look for areas that are bound
to see improvements. These changes and updates don’t happen overnight, so it is vital you follow announcements, plans
and actual construction starts.

There are several ways you can update a REIN Transportation Effects Report with the most recent information on the
identified projects. First, a city’s transit website will provide the best information about current projects given it is usually
the most accurate and reliable. You can also follow these agencies on social media for timely and accessible updates.
Additionally, you can refer to local news sources, city council documents, and the economic development section of a city’s
website.

You can also subscribe to our research email list to ensure that you receive updates to this report as they are published
by emailing: info@REINCanada.com and asking to be added to the list. And please connect with us on social media by
following our Facebook Page — Real Estate Investment Network.

Please Note: Not ALL properties in these regions will make for great investments, so make
sure you complete your diligence on all properties before you purchase
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