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RPC12-31 Proposed Commercial Office Policy and Zoning Code
Recommendation
1. That a bylaw to amend Bylaw 7877 (Regina Development Plan), as
generally provided in Appendix A of this report, be APPROVED.
2. That a bylaw to amend Bylaw 9250 (Zoning Bylaw), as generally
provided in Appendix B of this report, be APPROVED.
3. That the City Solicitor be directed to prepare the necessary bylaw to
enact the amendments referenced in recommendation 1 and 2 of this
report.
4. That this report be forwarded to the June 11, 2012 City Council
meeting to allow for the required public advertising of the proposed
amendments to occur.
5. That the proposed amending bylaws be submitted for ministerial
approval prior to third reading and passage by City Council.
6. That any amendments to Bylaw 7877 (Regina Development Plan),
resulting from the proposed amending bylaw, be subjected to review, as
part of the process to adopt a new official community plan for the City
of Regina.

Adjournment

AT REGINA, SASKATCHEWAN, MAY 2, 2012
AT A MEETING OF THE REGINA PLANNING COMMISSION
HELD IN PUBLIC SESSION
AT 4:00 P.M.
The following is a condensed version of the minutes of the Regina Planning Commission
meeting held on April 18, 2012. Pursuant to Section 36(5) of City Council’s Procedure
Bylaw No. 9004, this document contains the headings of all the subjects considered as well
as the administrative and committee recommendations, all resolutions considered by the
Regina Planning Commission respecting each subject, all declared conflicts of interest and
each time a member arrived at or left the meeting.
Adoption of this condensed version of the minutes shall be deemed to be adoption of the
official minutes.
Present:

Phil Evans, in the Chair
Councillors: Mike O’Donnell and Chris Szarka
David Edwards, Phil Selenski, Laureen Snook and Sherry Wolf

Regrets:

Councillor Michael Fougere
Dallard LeGault, Mark McKee and Ron Okumura

Also in
Attendance:

Committee Assistant, Elaine Gohlke
Solicitor, Cheryl Willoughby
Director of Planning and Sustainability, Diana Hawryluk
Manager of Development Review, Fred Searle
Senior Engineer, Scott Thomas

APPROVAL OF OPEN AGENDA
Councillor O’Donnell moved, AND IT WAS RESOLVED, that the open agenda be
approved, as submitted, after withdrawing report RPC12-30 from the Administration
regarding Proposed Discretionary Use (11-DU-24): Proposed Vocational School,
1269-75 Albert (former Office Depot), and that the delegations be heard in the order
they are called by the Chairperson.
ADOPTION OF MINUTES
David Edwards moved, AND IT WAS RESOLVED, that the minutes of the meeting
held on April 18, 2012 be adopted, as circulated.

RPC12-24

Street Closure Application (10-CL-2) - 351 Fines Drive, Mayfair
Subdivision

RECOMMENDATION
1. That the application to permanently close the portion of Second Street, being 351 Fines
Drive, and described as:
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“All of Second Street, shown on Plan No. AV4844, within the City of Regina,
Saskatchewan as outlined in bold dashed line on the Plan of Proposed Subdivision,
prepared by W. W. Stockton, S.L.S. and dated the 7th day of May, 2010” be
APPROVED; and
2. That this report be forwarded to the May 14, 2012 meeting of City Council.
Garth Fredrickson, representing Bison Properties, addressed the Commission.
Councillor O’Donnell moved, AND IT WAS RESOLVED, that the recommendation
contained in the report be concurred in.
RPC12-27

Discretionary Use Application (11-DU-25) Proposed Planned Group of
Dwellings in an R6 Zone, Lot E, Corner of Rochdale Blvd & Elgaard
Drive

RECOMMENDATION
1. That the discretionary use application for a proposed planned group of dwellings
located on the Northwest corner of Rochdale Boulevard and Elgaard Drive, being Lot
E, be APPROVED, subject to the following conditions:
a) The use of the property shall be consistent with the attached drawings;
b) The use of the property shall comply with all applicable standards and
regulations in Regina Zoning Bylaw No. 9250.
2. That pursuant to Section 18D.1.1 of the Zoning Bylaw, City Council waives the
requirement to post a public sign on the subject lands, due to their remote location and
the current unavailability of direct public access.
3. That this report be forwarded to the May 14, 2012 meeting of City Council
The following addressed the Commission:
− Kris Mailman, representing Seymour Pacific Developments; and
− Kevin Reese, representing Hawstone Developments Ltd.
Phil Selenski moved, AND IT WAS RESOLVED, that the recommendation contained
in the report be concurred in.
RPC12-28

Discretionary Use Application (11-DU-26) Proposed Planned Group of
Dwellings in an R6 Zone, Lot F, Corner of Rochdale Blvd & Elgaard
Drive (Phase 2)

RECOMMENDATION
1. That the discretionary use application for a proposed planned group of dwellings
located on the northeast corner of Rochdale Boulevard and Elgaard Drive, being Lot F,
be APPROVED, subject to the following conditions:
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a) The use of the property shall be consistent with the attached drawings;
b) The use of the property shall comply with all applicable standards and
regulations in Regina Zoning Bylaw No. 9250.
2. That pursuant to Section 18D.1.1 of the Zoning Bylaw, City Council waives the
requirement to post a public sign on the subject lands, due to their remote location and
the current unavailability of direct public access.
3. That this report be forwarded to the May 14, 2012 Meeting of City Council.
Councillor Szarka moved, AND IT WAS RESOLVED, that the recommendation
contained in the report be concurred in.
RPC12-26

Discretionary Use Application (12-DU-3) - Proposed Dwelling Units in
MAC Zone – 302 Albert Street, Coronation Park Subdivision

RECOMMENDATION
1. That the discretionary use application for four proposed dwelling units located on
the second floor of 302 Albert Street, being Lots 32-40 in Block 33, Plan No. AP
5716, be APPROVED, subject to the following conditions:
a. The development be generally consistent with the attached site plan dated
January 5, 2012 and attached floor plan dated January 2, 2012;
b. The development shall comply with all applicable standards and regulations
in Regina Zoning Bylaw No. 9250.
2. That this report be forwarded to the May 14, 2012 meeting of City Council.
Gord Mertler, representing 101158621 Saskatchewan Ltd., addressed the Commission.
(David Edwards temporarily left the meeting.)
Phil Selenski moved that the recommendation contained in the report be concurred
in.
(David Edwards returned to the meeting.)
The motion was put and declared CARRIED.
RPC12-29

Discretionary Use Application (12-DU-7) Proposed Planned Group of
Dwellings in an R6 Zone, 5250 & 5298 Aerodrome Road

RECOMMENDATION
1. That the discretionary use application for a proposed planned group of dwellings
located at 5250 and 5298 Aerodrome Road being Parcels K and L, be APPROVED,
subject to the following conditions:
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a) The development shall comply with all applicable standards and regulations in
Regina Zoning Bylaw No. 9250;
b) The development shall be consistent with the plans attached to this report
labelled A-1, A-2, A-3 and A-4.
2. That pursuant to Section 18 D.1.1 of the Zoning Bylaw, City Council waive the
requirement to post a public notification sign on the subject lands, due to their remote
location and the current unavailability of direct public access.
3. That this report be forwarded to the May 14, 2012 meeting of City Council.
Neil Braun, representing Oak Park Living, made a PowerPoint presentation to the
Commission, a copy of which is on file in the City Clerk’s Office.
David Edwards moved, AND IT WAS RESOLVED, that the recommendation
contained in the report be concurred in.
RPC12-25

Discretionary Use Application (12-DU-8) - Proposed Expansion of a
Church, 3155 Windsor Park Road, Windsor Park

RECOMMENDATION
1. That the discretionary use application for a proposed expansion of a church located
at 3155 Windsor Park Road, being Block B, Plan No. 01RA13962, be APPROVED,
subject to the following conditions:
a. The development be generally consistent with the attached site
plan/landscape plan and building elevations labelled “Resurrection Church
Phase 2”, and floor plan labelled “Updated Plan” and dated February 29,
2012;
b. Secondary access on Windsor Park Road shall be constructed as a one-way
access with a maximum width of 5 m to City of Regina Construction
Specification Drawing R-10B; and
c. The development shall comply with all applicable standards and regulations
in Regina Zoning Bylaw No. 9250.
2. That this report be forwarded to the May 14, 2012 meeting of City Council.
Phil Selenski moved, AND IT WAS RESOLVED, that the recommendation contained
in the report be concurred in.
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ADJOURNMENT
Councillor Szarka moved, AND IT WAS RESOLVED, that the meeting adjourn.
The meeting adjourned at 4:59 p.m.

Secretary
The condensed minutes are prepared and signed by the Committee Secretary and
considered to be a draft rendering of the official minutes. Minutes are not official
until approved by Committee.
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RPC12-31
May 23, 2012

To:

Members,
Regina Planning Commission

Re:

Proposed Commercial Office Policy and Zoning Code

RECOMMENDATION
1. That a bylaw to amend Bylaw 7877 (Regina Development Plan), as generally provided in
Appendix A of this report, be APPROVED.
2. That a bylaw to amend Bylaw 9250 (Zoning Bylaw), as generally provided in Appendix B of
this report, be APPROVED.
3. That the City Solicitor be directed to prepare the necessary bylaw to enact the amendments
referenced in recommendation 1 and 2 of this report.
4. That this report be forwarded to the June 11, 2012 City Council meeting to allow for the
required public advertising of the proposed amendments to occur.
5. That the proposed amending bylaws be submitted for ministerial approval prior to third
reading and passage by City Council.
6. That any amendments to Bylaw 7877 (Regina Development Plan), resulting from the
proposed amending bylaw, be subjected to review, as part of the process to adopt a new
official community plan for the City of Regina.
CONCLUSION
The city is experiencing high levels of economic and population growth. Commercial office
space, in particular, is in high demand due to the lack of available space, market choice and
product variety. To date, approximately 84% of the city’s large-scale office development (office
buildings larger than 1,000m2) is located within the downtown and central city area (“downtown/
central city area”). Although there is significant merit in focusing office and employment in the
downtown, it is becoming evident that Regina’s growing importance as a regional centre and
trade hub is resulting in an increased demand for office space that caters to businesses benefitting
from convenient access to regional customers, major corridors, airport and intermodal hubs.
In accordance with a May 4, 2011 RPC motion, the Administration has prepared policy and
zoning amendments for directing commercial office development, which balances the
importance of keeping the downtown as the city’s primary business hub while supporting market
choice and economic opportunities outside of the downtown. Existing Official Community Plan
(OCP) policy focuses on the downtown as the primary recipient of large-scale office
development, and lacks clear direction on medium-scale office. The proposed policy outlined in
this report defines the different scales of office types (size); reinforces the importance of
maintaining the downtown as the city’s primary business hub, and allows for limited medium
and large-scale development in specific, but appropriate, contexts outside of the downtown.
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At their May 4, 2011 meeting, the RPC considered a discretionary use application pertaining to
four proposed office buildings. The proposed buildings were to be located in the northeast
portion of the Harbour Landing development site, form an office park, and were to be 3,716 m2,
each, in size. Through the May 4, 2011 application report, Administration recommended that the
proposed buildings be accommodated as permitted uses through contract zoning. The rationale to
use a contract zone, as opposed to a discretionary use application through the applicable
Industrial Prestige Zone, was to protect the viability of the downtown as the city’s primary
employment hub by limiting the scale and type of office use associated with the proposed
buildings. Policies 4.10(a) and 5.4(f) of the Official Community Plan support the downtown as
the city’s primary employment and office hub.
As a response to the May 4, 2011 application, the RPC directed Administration to:
…report to Regina Planning Commission in late 2011 regarding a policy statement on
office park development in suburban locations, as it relates to the Downtown Plan.
Although approval of the proposed buildings was deferred, pending study, the RPC subsequently
recommended approval of one of the proposed building at its June 15, 2011 meeting, through a
discretionary use application, and this recommendation was supported by Council at its July 27,
2011 meeting. Since the May 4, 2011 RPC meeting, Administration has carried out a review of
Regina’s office situation through two studies.
The first of the two studies (Study One) looked at the office situation very broadly, which
included a comprehensive examination of the city’s current office space inventory and
distribution; known near-term supply; projected demand; an outline of issues and opportunities
associated with various forms and contexts of office development. Study One supports the City’s
current policy framework, which generally directs “major” office development into the
downtown area.
The second of the two studies (Study Two) looked specifically at the feasibility of limited office
park development, and whether it was possible to allow a limited amount of medium-scale office
development in a suburban office park context while still retaining the downtown as the city’s
primary business hub. Like Study One, Study Two acknowledged the importance of the
downtown as the city’s core office and employment location. However, unlike Study One, the
second study examined the feasibility of limited and controlled office park development. Where
Study One concluded that allowing medium and major-scale development outside of the
downtown was inherently negative, Study Two demonstrated that limited and regulated mediumscale office development could be located in strategic areas while still retaining the downtown as
the city’s primary business hub.
Following completion and consideration of the two studies, Administration undertook
stakeholder consultation, and then prepared draft policy and zoning code amendments. The
proposed policy solution the Administration recommends strives to protect the primacy of the
downtown as the city’s primary employment hub while allowing for some market and economic
opportunities in an office park context. The proposed zoning code is intended to implement
policy, and includes limits on the type, scale and amount of office that may be developed in an
office park context. The proposed draft policy and zoning code have been subjected to
stakeholder review, which is described further in this report.
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Study Findings
It should be noted that studies involving demand projections (in this case, anticipated amount of
future office space demand) are challenging due to the number of variables involved and
uncertainties of the future. Additionally, many office related issues involve subjective
considerations, such as where office should be located, or the degree to which walkabilty and
transit is considered desirable. Other office issues, such as the degree to which suburban office
park development might negatively affect the viability of downtown office space is difficult to
substantiate due to the complexity of factors involved.
Both studies undertaken recognize that Regina has a strong downtown business environment;
however, Study Two departs from Study One by demonstrating how Regina’s strong downtown
can be maintained while allowing for other location opportunities. Ultimately, a balanced
approach is recommended, and caution respecting the inherent difficulties studying this issue is
advised. (Unless indicated otherwise, study findings will reflect information that overlaps, or that
is similar, between the two studies.)
Office Context
Regina is currently one of several cities leading the country in economic and population growth
due to a thriving resource-based economy. Currently, the Regina region population is
approximately 218,000 residents; however, it is expected that an additional 72,000 people will be
added to the regional population by 2035, resulting in a total population of 290,000. In terms of
employment figures, Regina has one of the lowest levels of unemployment in the country, at
3.8%, and job growth tends to outpace population growth.
One result of Regina’s economic growth, is the immediate need for additional employment
space, including office space. Regina’s office market has been in an under-supply situation since
2005 and currently has the lowest office vacancy level in the country at approximately 1.5% of
leasable space. In addition to increased demand for additional office space, there is an increased
demand for different types of office space, as exemplified by recent applications, including an
application for an “office park”. In order to arrive at a healthy office vacancy level (5%-8%), the
city needs to add a significant amount of new office space in the near-term.
In addition to market forces, development is guided by policy. The Official Community Plan
(OCP) provides a policy framework for guiding land-use and development, including office,
throughout the city. Existing OCP (Part A) policy directs “major” office development to the
downtown (4.10b) and supports the downtown as the primary office centre of the city (4.10a);
however, policy also supports the development of an office park (4.1f), and policy supports
office in various neighbourhood level contexts, such as the Transition Area and the downtown.
Issues with existing policy will be discussed further in this report.
Office Location
Regina is unique amongst Canadian cities by having approximately 84% of its large-scale office
(all office buildings, except for small-scale, neighbourhood office) located in the downtown and
central city area (only 54% of office space in the City of Saskatoon is located in its downtown).
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50% located in downtown, 50 % located in suburbs. In terms of Regina downtown office use,
finance, insurance, real estate and public administration are the predominate uses. The downtown
is also home to most of the city’s large Class A and B towers, which are larger buildings with
moderate to high quality design, on-site parking, etc.
As noted, it is the downtown/ central city area that includes 84% of the city’s large-scale office
buildings. Although there are various ways of defining the “downtown/ central city area”, the
proposed policy considers this area as being located between 4th Avenue and College Ave (north
to south) and from Albert Street and Broad Street (east to west), as this area contains the majority
of the downtown/central city office, and is bound by key corridors. The downtown, as defined by
the Downtown Neighbourhood Plan, contains approximately 68% of the city’s office space.
Areas outside of the downtown/ central city area contain approximately 16% of the city’s largescale office (office buildings greater than 1,000m2 in size), and most of this office space is
located within Innovation Place, which is a research and development complex that includes
both office and laboratory/workshop space. Innovation Place is located within lands regulated by
an agency of the Government of Saskatchewan; therefore, the City has no control over land-use
permitting; however, Innovation Place is located within the city; therefore, must be taken into
consideration when assessing the city’s office supply and demand issues. In addition to
Innovation Place, large-scale office has been approved in limited situations along the major
corridors, including one 3,700m2 office building recently approved in Harbour Landing.
Office Demand
Office demand is the amount of new office floor area needed to accommodate business and
employment growth, and is generally determined as follows: by projecting population growth to
a specified year (2035); then by correlating job growth by sector to expected population growth;
then by determining percentage of office employment per sector; then finally by multiplying the
total number of expected office employees by average square footage of office space per
employee. Both studies used variants of this approach, coming up with similar estimates:
approximately 250,000-280,000m2 of new office floor area will be required by 2035, or 9,00011,000m2 of office floor area per year, in order to accommodate business growth. The estimates
provided are based on a “medium growth” scenario (72,000 new CMA1 residents by 2035.)
Office Supply
Office supply is the amount of new office floor area (buildings) being added to the market and
made available for occupancy. Office supply cannot be predicted with certainty, as it is driven by
the development industry, which responds to a number of factors (it is generally assumed,
however, that demand will be met by new office development). Currently, approximately
63,000m2 of new office floor area will be added to the market by 2014 if approved new office
buildings, which have yet to be developed and built, are completed and made available. Except
for Harbour Landing “building one”, all approved buildings constituting expected supply are
located in the downtown.

1

Census Metropolitan Area (includes Regina and areas within commuting distance)
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well as the four proposed Harbour Landing office buildings, be developed, the studies show that
the downtown/central city area will still likely possess at least 84% of the city’s large-scale
office development. The retention of the downtown’s office predominance by 2014, even if the
four proposed Harbour Landing buildings are developed, is expected due to the substantial
amount of downtown office recently approved. Supply beyond 2014, however, cannot be
anticipated, as it cannot be guaranteed that new applications will be submitted; furthermore,
expected supply assumes that all approved building will actually be developed.
Office Issues
The significant growth in population and employment in the city has resulted in low office
vacancy rates (approximately 1.5% of leasable space), which is considered an “unhealthy
market”. (A healthy vacancy level is considered to be between 5% and 8%.) In addition to
general demand, there appears to be increased interest in alternate forms of office space, such as
office park development, due to the city’s diversifying economy as the central trade hub of
southern Saskatchewan. Although a substantial amount of office floor area has recently been
approved, there is currently an under-supply situation, which may be driving up lease rates.
Regina’s growing and diversifying economy, coupled with low downtown vacancy levels, has
resulted in increased interest for suburban office park development. Study One cautions against
policy revisions that would allow for office park development due to a number of potential issues
identified, such as: need for additional city services; increased auto usage; threat to downtown’s
viability, and also suggests that there is sufficient available land in the downtown to
accommodate office demand to 2035. Study Two supports the importance of the downtown as
the city’s primary business hub, but demonstrates how a limited amount of office park
development can occur without significantly upsetting the city’s current office distribution.
Applications for alternate forms of office, due to the city’s growing and diversifying economy,
has prompted a review of the City’s policies for guiding commercial office development. This
review has revealed issues with current policy, such as: the absence of a definition for “major”
office; the absence of policy relating to “medium” scale office; potential conflict between one
policy (4.10b) that directs major office to the downtown and another policy (4.1f) that supports
the development of a business office park. Policy vagueness does not support a predicable
framework for managing growth or assessing applications for office development. Despite policy
issues, however, the downtown continues to be the recipient of most large-scale office
development, with some exceptions (e.g. “Superstore” conversion; approval of one 3,716m2
office building in Harbour Landing; approval of one 5,112m2 adjacent to Pasqua hospital).
Office Options
The studies discussed options for managing the distribution (location) of office space in Regina.
As noted, Regina is unique amongst Canadian cities by having a majority of its office space
located within the downtown/ central city area (approximately 84%). The current distribution
pattern, driven to date by a combination of policy and market forces, is being challenged by a
robust and diversifying economy coupled with low downtown vacancy rates. In terms of
alternate distribution scenarios, three options were identified by the Administration, as follows:
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Option One (downtown only): maintain the status quo by continuing to direct all large-scale
office to the downtown;
Option Two (downtown/ central city): direct most large-scale office into the downtown and
environs immediately adjacent to the downtown that have historically witnessed office
development, as well as other limited contexts (e.g. where associated with a hospital);
Option Three (downtown/ central city + limited office park): direct most large-scale office
into the downtown/ central city area and other contexts in accordance with Option Two, but
also allow for limited office within strategically located “Office Areas” (office parks).

The three options for managing office distribution are considered, by the Administration, to be in
relative alignment with overarching OCP policies supporting sustainability; however, varying
degrees of issues and merits are associated with each. In order to further assess the merits of each
option, input was sought from industry experts and other stakeholders.
Stakeholder Feedback
In order to further identify the issues associated with Regina’s office situation, and to “test” the
policy options being considered, a stakeholder group was formed comprised of various industry
experts, such as commercial developers, business owners, real estate officials and Downtown
and Warehouse District BID members. The stakeholder group was engaged through a facilitated
group meeting, and through a policy review process, as follows:
On March 1, the City met with the stakeholder group, through an evening meeting that involved
facilitated discussions, in order to discuss general office issues, as well as policy options. The
information gained through the March 1 meeting revealed the following key findings:
§
§
§

There is strong support, across the various sectors associated with office development, for the
downtown as the city’s primary business and employment hub;
The city needs to both protect the downtown while allowing for other market opportunities;
Should the city allow for office development outside of the downtown, this should be done in
a controlled and regulated manner in order to protect the downtown.

In addition to the March 1 meeting, the stakeholder group was asked to review draft policy and
zoning code, which was designed to both support the downtown, as the city’s primary business
hub, as well as limited office park development. This review process revealed the following
concerns:
§

§
§
§

Opinion regarding the definition of “major” office and the distribution of large-scale office
development differs (the Downtown BID, for instance, contends that the downtown/ central
city area should retain 85% of the city’s large-scale office, while others suggest that a
greater amount of office should be allowed in the suburbs);
Too much land, through the proposed policy, has been made available for new office
development in the proposed “downtown/ central city office area”, and that this might
negatively affect the downtown.
The proposed policies and regulations pertaining to Office Area development is too
restrictive, especially regulations relating to parking maximums (caps) and the types and size
of office users within office buildings.
The City will not be able to effectively monitor and enforce regulatory restrictions relating to
office users (tenants) located within Office Areas. (The proposed policy and regulations
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§
§
§
§

limits Office Area users to those benefitting from major corridor and regional access, such as
engineering and energy sector firms, etc.)
The City will find it difficult to enforce policies that prohibit the City from approving Office
Area development where the downtown office vacancy rate is above a certain level, as it will
be difficult to determine office vacancy.
The proposed policies are too restrictive, and that this will result in businesses locating to
other municipalities, or will hamper the city’s economic opportunities;
The proposed policies are not restrictive enough, and that the policies will result in the
downtown losing office users.
The proposed policy prohibiting Office Area development where the downtown vacancy
level is greater than 8% is not sufficient (should be 6.5%).

It is evident, therefore, that the specific proposed regulatory measures are regarded differently
amongst stakeholders consulted. Despite the absence of consistent opinion, there is general
agreement that the downtown should remain as the central business hub for the city, and that
some measure of control has to be placed on suburban “office park” development. Through the
stakeholder engagement process, Administration has obtained a number of insightful comments,
and has revised the proposed policy and regulations accordingly. Notable revisions to the
proposed policy and regulations, as a result of feedback, include the following:
§
§
§
§

§
§
§

The downtown/central city area has been reduced in order to focus more office development
into the downtown;
Limits regarding the size of office buildings in the “downtown/ central city area”, outside of
the downtown, have been established;
Downtown vacancy must be 6.5% or less, as opposed to 8%, in order to approve new Office
Area development;
Maximum parking area restrictions, which apply to Office Area development, have been
kept, as well as the option to obtain additional parking through downtown contributions;
however, the maximum parking limit has been adjusted from 1 stall per 40m2 of total office
floor area to 1 stall per 35m2 of total office floor area (per building);
Restriction prohibiting the location of parking areas in the front yards of office buildings
located in Office Areas have been removed;
Restrictions regarding the types of office users allowed to locate in Office Areas has been
kept; however, flexibility has been added by allowing a limited amount of “general office”
use to occur, as well as compatible “research and development” use;
Concept plan requirement for new Office Areas removed, as site plans will suffice;

Having considered the stakeholder comments, Administration is confident that the proposed
office policy and zoning regulations strikes a reasonable balance between the need to protect the
downtown and the need to acknowledge the city’s diversifying and growing economy. A notable
aspect of the proposed policy, which is intended to protect the downtown as the city’s primary
business centre, is restrictions on the amount and location of suburban office park development.
Having reviewed the policies of other cities, the policy proposed in this report may be considered
very progressive and substantially oriented towards protecting the downtown. A more detailed
summary of stakeholder comments is provided in Appendix C, stakeholder comments, in their
entirety, is provided in Appendix D of this report.
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Revisions to OCP policy have been prepared for managing commercial office development in
the city (see Appendix A). The proposed policy is intended to support the downtown, as the
city’s primary business hub, as well as limited Office Areas (office park) development, thereby
recognizing the cautions outlined in Study One, the recommendation for managing office
development contained in Study Two, and the views of the stakeholder group, who expressed
support for both the downtown, as well as opportunities located outside of the downtown. A
summary of key facets of the proposed policy follows; Appendix A includes the complete policy.
Defining Office
There is a general consensus, as evidenced through the studies and stakeholder feedback, that
larger (“major”) office buildings should be directed to the downtown, as per existing policy and
general practise. In order to direct major office development, the City must first define the term,
as no definition exists in the OCP or Zoning Bylaw, and there is no standard definition within the
municipal sector. In the past, however, when the City considered major office development (e.g.
2011 Harbour Landing “office park” application:11-DU-19), it was recommended that buildings
over 2,000m2 be considered major office, as per the definition used by the real estate sector. A
review of other cities reveals that major office is defined differently (e.g., the City of London,
ON, regards major office as buildings over 5,000m2; Kitchener and Oakville, ON: 10,000 m2).
Through the policy review, it was determined by the Administration that any building over
4,000m2 in size should be considered major office and any building between 1,000m2 and
4,000m2 be considered “medium” office. 4,000 m2, as the minimum size for major office, is
deemed to be appropriate, as it allows for a larger intermediate office category (“medium”
office), which may be appropriate for specific user needs outside of the downtown/ central city
area, and ensures that larger buildings (i.e. “towers”) will continue to locate in the downtown.
Allowing medium scale office up to 4,000 m2 also provides the potential for synergies within
those buildings for numerous co-locating tenants.
Locating Office
Although the downtown was identified, through the policy review process, as the most
appropriate location for major office development, various exceptions were identified. The
proposed policy allows for major office development in the “central city area”, immediately
adjacent to the downtown, as this area already contains large-scale office buildings, and the
proximity allows for synergy with downtown located office, services and amenities. However, in
order to support the downtown core as the primary location of “tower” buildings, the proposed
policy limits the size and form of major office buildings in the central city area. In addition to the
central city area, the proposed policy allows for major office where it is associated with a major
civic or institutional land-use outside of the downtown (e.g. hospital or university).
The proposed policy defines “medium” office, and allows for this to be developed in the same
contexts as major office, as well as within, and associated with, Regina Airport and the Global
Transportation Hub (GTH limited to one building only) in order to accommodate user needs
specific to those operations. Additionally, proposed policy allows for a limited amount of
medium-scale office within specifically identified Office Areas. The intent of the Office Areas is
to accommodate businesses benefitting from close access to regional customers and major
corridors, as well as large lots that can accommodate vehicle fleets, within an “office park”.

-9Through a site selection process undertaken as part of Study Two, two sites were identified, as
shown in Appendix A (north portion of Harbour Landing and north portion of Argyle North).
These sites are deemed optimal due to major corridor access, transit and servicing potential,
proximity to airport or major commercial, restrictions on residential development.
Regulating Office
In order to support, into the long-term, the downtown/ central city area as the primary location
for large-scale office development, it was necessary to identify what percentage of new office
development could be allocated to other contexts, such as suburban office parks (Office Areas).
It was determined, through a review of existing distribution and expected demand, that
approximately 3,100m2 of new office floor area can be added, annually, to suburban or office
park locations without the downtown/ central city area having less than 80% (considered a
healthy amount of downtown-centric office) of the city’s total large-scale office development.
The proposed policy, therefore, supports a downtown/ central city area containing 80% of the
city’s large-scale office development, which is a modest shift from the current distribution
pattern (84% of large-scale office located within downtown/ central city).
As a solution to limiting office park development, and for ensuring that the downtown/ central
city area retains at least 80% of the city’s large-scale office development, the proposed policy
allows the City to assess applications for office park development on a case-by-case basis,
relative to existing office market conditions (e.g. downtown vacancy levels and distribution
pattern). The proposed policy further limits office park development by restricting the total
amount of office floor area, which may be developed annually, to 4,000 m2, which is the
equivalent of one maximum sized medium-scaled office building. 4,000 m2 of office floor area is
also recognized, through the policy review process, as being close to the maximum amount that
may be developed in a suburban context without resulting in the downtown/ central city having
less than 80% of the city’s total large-scale (medium and major) office development.
Limiting the location of potential Office Areas to a limited number of predefined areas is another
means to regulate office development outside of the downtown, and is a preferable way of
managing office park development where only a relatively small amount is approved annually.
The proposed policy, following the recommendation of Study Two, which carried out a site
selection analysis, supports two locations for Office Area development:
§

Harbour Landing (north portion) is considered, though proposed policy, as a priority area for
office park development due to its strategic location adjacent to the airport, proximity to
highway access, transit and servicing potential, and because one medium-scale office
building has already been approved there, setting the stage for a larger development;

§

Hawkstone, located north of the Argyle Park, is considered, though proposed policy, as a
second potential location for office park development due its proximity to highway access
and a major commercial development, site area and transit and servicing potential.

The proposed policy allows for other locations to be considered through an OCP amendment that
is supported by a market analysis. This policy approach is also used by the City of London, ON,
which shares an office pattern and situation that is similar to the Regina context (i.e. 85% +/large-scale office located in the downtown and inner city area).
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In order to regulate development in identified Office Areas, a new zoning district has been
developed, referred to as the Office Area (OA) Zone. The OA Zone limits office development to
building less than 4,000m2 in size (medium-scale). Furthermore, the types of office use within
the OA Zone is limited to businesses benefiting from proximity to regional customers and
corridor and/or airport access, such as firms associated with the petroleum, construction or
logistics sectors. In addition, the floor area occupied by any single tenant is restricted to 2,000m2.
The purpose of the tenant floor area and type limitation is to discourage the exodus of downtown
office. Capping the amount of office space any single tenant can use was applied to the
“Superstore” (1621 Albert Street) redevelopment, which was approved as a discretionary use in
2008, and was recommended, through an Administration report respecting application 10-DU19, as a means of regulating the proposed Harbour Landing office buildings. In accordance with
the proposed policy, areas identified for Office Area development would have to be rezoned to
Office Area (OA), and the City would consider applications for individual buildings through the
discretionary use process in order to assess potential impacts on the downtown vacancy level.
Another notable aspect of the proposed OA Zone relates to the imposition of maximum parking
area (stalls), which would apply to new development within Office Areas. Currently, the City’s
Zoning Bylaw does not restrict the amount of parking that a developer can provide; however,
through the policy review process, and consideration of stakeholder feedback, it was concluded
that the size of surface parking areas should be restricted in order to support the efficient use of
land and city services. The proposed Zoning Bylaw amendments addressed through this report
will limit parking to one stall per 35m2 of total office floor area. Although one stall per 35m2 of
total office floor area will result in less parking than what some studies2 show is normally
required for suburban office parks, the proposed zoning code allows for additional parking to be
achieved where contributions to transit improvements, public parking and/or public amenities or
services are provided.
The precedent for waiving parking requirements for alternate forms of contributions is
established in the parking regulations of the Zoning Bylaw, which allows Council to waive all or
part of the parking requirements in exchange for a payment-in-lieu of $7,000 per waived parking
stall. The solution to limit parking to one stall per 35 m2, but allow additional parking in
exchange for payment, is deemed appropriate given the existing aforementioned provision in the
Zoning Bylaw that allows payment-in-lieu of parking. This solution considers the importance of
promoting a more dense suburban development pattern, and that downtown office developers
will also be expected to contribute to downtown amenities, as per the proposed Downtown Plan.
Amendments to the Zoning Bylaw have also been prepared to implement other aspects of the
proposed policy. For those zones that currently allow office buildings 500 m2 in size or less as a
permitted use, an amendment has been prepared changing this to 1,000 m2 or less. The purpose
of this amendment is to allow for a more viable form of minor office as a permitted use, where it
is already allowed, as 1,000 m2 is typical for a small-scale neighbourhood level building. This
revision will support the development of small-scale office buildings throughout the city, where
they serve the needs at a local neighbourhood level, or serve as a use ancillary to an industrial or
commercial operation. Other proposed Zoning Bylaw revisions are intended to support office
development within the central city area, in accordance with the proposed policy.
2

ITE (2005), Parking Generation, Institute of Transportation Engineers (www.ite.org).
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The north portion of the Harbour Landing development was considered by the RPC, through a
discretionary use application, for office park development in 2011 (RPC11-22). As a response to
the application, the RPC deferred approval, at that meeting, and directed Administration to
undertake a study ascertaining the potential impact a small-scale office park could have on the
downtown. At a subsequent meeting, the RPC approved one of the four proposed buildings.
The Harbour Landing (HL) site and proposed “office park” was subject to analysis through the
studies undertaken. Both studies suggest that, should 15,000m2 (4 buildings x 3,716m2) of office
be developed in HL by 2014, that the overall distribution of office space in the city would still
favour the downtown/ central city area with at least 84% of the city’s total, considering the
amount of recently approved downtown office development. Furthermore, looking at a
combination of expected supply and demand and potential impact on downtown vacancy rates,
the studies suggest that development of the HL office park by 2014 would likely render a
downtown office vacancy level slightly greater than 8% (upper end of a healthy range). In other
words, considering the demand for office space, combined with expected supply and policy
measures (e.g. policies supporting a healthy downtown office vacancy level), the proposed HL
office park, in itself, will not result in a substantial shift of the city’s overall distribution pattern,
and will not lead to a significantly unhealthy downtown vacancy.
The north portion of HL, adjacent to the airport, was also considered, through a site selection
process, as a location for a new office area through Study Two. The site section process
undertaken suggests that the HL site is an optimal location for a small-scale office park (“office
area”) due to excellent corridor access; high level of transit and servicing potential (transit will
operate on adjacent street within 2012); close proximity to airport; approval of one medium scale
office building. As a result of the site selection findings, policy has been prepared to recognize
the north portion of HL as one of two locations in the city where office parks could develop. (As
described previously in this report, “Hawkstone”, Argyle North, was also identified as a suitable
location for a future office park, and policy allows for other potential areas.)
Next Steps
In order to further implement the proposed policies, the City will identify a methodology and
process for monitoring office development, assessing market analyses that are submitted with
development applications and identifying vacancy rates. Monitoring will involve tracking the
location, amount and form of office development within the city. Regarding vacancy levels, it is
necessary to first define what constitutes vacancy and then to identify a process for determining
vacancy levels. The purpose of these measures is to establish metrics for gauging office activity
in order to implement effective policies supporting the downtown as the city’s primary business
centre and area where at least 80% of the city’s large-scale office development is located.
Administration will retain the services of an independent consultant to identify, by the end of
2012, a methodology and process for monitoring office development and identifying office
vacancy rates; as an interim measure, downtown office vacancy rates will be assessed using the
average office vacancy rates established by the two studies.
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Financial Implications
The proposed policy is intended to provide for additional market opportunities for office
development while still supporting the downtown as the city’s primary business hub. Through
additional development and business, the city can expect greater tax revenues. Furthermore, the
proposed policy supports development with a high level of servicing potential, while limiting
greenfield conversion, therefore, cost of municipal services will be mitigated.
The proposed policy and zoning code allows developers to achieve additional parking stalls
beyond the maximum cap established, through payment for each parking stall exceeding the
maximum, which can be used to finance transit improvements, public parking structures and/or
public amenities or services in the city. These funds will be directed to a reserve with clearly
defined parameters as to their use toward these objectives.
Environmental Implications
The location and distribution of land-use, including office development, impacts human health
and the natural environment in a number of ways. Where development is more dispersed, the use
of automobiles increases, which results in both air and ground pollution, as well as less human
physical activity. More dispersed development also tends to consume more land and requires a
greater extension of municipal services. Considering potential issues, it is important, therefore, to
consider the environmental impacts a proposed development or policy framework may have.
Regarding the potential impacts the proposed office policy may have from an environmental
perspective: the City’s current policy supports the downtown as the primary hub for business and
office employment. The positive aspect of the city’s current office pattern is that it allows a
significant number of people to live, work, shop within walking distance, which decreases the
need for auto usage. Furthermore, having a concentration of downtown employment capitalizes
on the City’s downtown focussed transit system, and maximizes the efficient use of services.
Although the proposed policy allows for a departure from the current office pattern, by allowing
office nodes (“office areas”) outside of the downtown, the policy restricts the amount and
location of office park development, and requires that office parks have a high level of transit
and servicing potential. Furthermore, allowing a limited amount of office outside of the
downtown also provides the potential for suburban live/work opportunities. Considering the
mitigation measures established through proposed policy, therefore, no significant environmental
impacts of a negative nature are expected.
Strategic Implications
A key strategic implication to consider is the relationship between this policy initiative and
Design Regina, which is the process to review and re-write the city’s OCP. The Design Regina
process will involve a complete re-write of the OCP, including the policies used to guide the
growth and development of various land-use forms. In terms of the Design Regina process, 2012
– 2013 will involve policy formulation, with approval expected to occur in late 2013.

- 13 The office policy initiative, which is the subject of this report, was undertaken as a result of RPC
direction provided in 2011. Administration agrees that an OCP amendment is justified, at this
time, in order to effectively manage the significant number of office development applications
the city is currently receiving. Administration would further suggest that this policy undertaking
will not interfere or obstruct with the Design Regina process, and that any policy crafted through
this process can be subjected to a test period, and then be further reviewed, and possibly revised,
through the new OCP.
The City is also in the process of updating the existing Downtown Plan, Part G of the Regina
Development Plan, with a new version. The proposed office policies contained herein support
the principles of the Downtown Plan by reinforcing the downtown’s strong employment base.
Accessibility Implications
None with respect to this report.
COMMUNICATIONS
Official community plan and zoning bylaw amendments require that a public hearing be
advertised, and held, following the first reading to an amendment bylaw, as per the statutory
requirements of The Planning and Development Act, 2007 and the regulations of the City’s
Zoning Bylaw. Should a bylaw respecting this matter be submitted to Council for consideration,
due process will be followed regarding public advertising.
In addition to the statutory requirements, the City has proactively engaged affected stakeholders,
such as the following industry experts: commercial developers, business owners, real estate
officials and Downtown and Warehouse District BID members. As part of the communication
process, the City formed a stakeholder group, which convened as a group with City staff, to
discuss issues and options, and then reviewed, and provided comments on, the draft policy and
zoning code being prepared. Administration also met directly with the Downtown BID in order
to provide additional information as part of the review process. Issues and comments derived
through stakeholder engagement are outlined in the discussion section of this report. The
Administration is confident that due process regarding consultation has been observed.
DELEGATED AUTHORITY
City Council’s approval of the proposed Official Community Plan and Zoning Bylaw
amendments is required pursuant to the statutory requirements of The Planning and Development
Act, 2007.
Respectfully submitted,

Respectfully submitted,

Diana Hawryluk, Director
Planning and Sustainability

Jason Carlston, Deputy City Manager
Community Planning and Development
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Proposed OCP Amendments
No.
1

Proposed OCP Amendments
Add, as section 4.15, to Part A of the Official Community Plan, the following:
4.15

Office Development
a)

For the purposes of this Plan, office buildings between 1,000m2 and 4,000m2 of gross floor area, including
secondary uses, shall be considered “medium office”; office buildings greater than 4,000m2 shall be
considered “major office”.

b)

In order to support the downtown as the city’s primary business centre, the City shall endeavour to direct,
over the long-term, at least 80% of the medium and major office development into the Downtown/Central
City Office Area, as identified on Map 4.5.

c)

Medium and major office shall be prohibited from locating outside of the downtown, except for the
following limited contexts:
i)

The conversion of designated heritage buildings, or the development of new medium office buildings,
in the Warehouse District, located within the Downtown/Central City Office Area, as identified on
Map 4.5;

ii)

The development of medium and major office buildings in the Centre Square Neighbourhood, in
accordance with Part F of this Plan;

iii)

The development of medium office buildings associated with the operations of, and located within,
Regina Airport lands; Global Transportation Hub;

iv)

The development of medium and major office buildings associated with, and located adjacent to, a
major institutional (e.g. university, hospital) or civic use;

v)

The development of medium office buildings within identified Office Areas that are conceptually
located on Map 4.4, in accordance with policies 4.15(e)-(g);

vi)

The development of medium and major office buildings along Albert Street and Broad Street, in
accordance with the Map 4.5 location and size limitations.

d) The City shall track the amount and location of office development in order to monitor the objectives of
this section and to inform future policy review.
Office Areas
e)

The development of Office Areas authorized by section 4.15(c)(v) shall be in accordance with the following
policies:
i)

As a prerequisite for office development, the subject property(s) must be rezoned to “Office Area”,
and should include sufficient land to accommodate at least three medium office buildings and
associated parking, landscaping, etc.;

ii)

Office Areas should be limited to businesses that can benefit, demonstrably, from close access to
major corridors, regional customers, intermodal hubs, etc.

iii)

The City may approve the development of 4,000 m2 of gross office floor area per year, maximum,
within identified Office Areas (combined), if it can be demonstrated, to the satisfaction of the City,
that the office vacancy rate of the downtown, based on the most recent available data, and as
interpreted by the City, does not exceed 6.5% of total known available downtown office floor area.

iv)

No Office Area shall include more than 16,000 m2 of gross office floor area;

v)

The development of office in Office Area A, as identified on Map 4.4, is regarded as a priority due to
its airport proximity and should be substantially built-out before office is allowed to be developed
within Office Area B;

vi)

The development of office in Office Area B, as identified on Map 4.4, shall not be approved unless a
market analysis is submitted, which supports the proposed office development, as per the Policy
4.15(g) market analysis requirements;

vii)

Notwithstanding section 4.15, the City may consider other forms of land-use within identified Office
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Areas, if authorized elsewhere in this Plan, or in accordance with existing zoning, should Office Area
development not occur;
viii) In order to support a more efficient use of land and City services, surface parking area size shall be
restricted; however, additional parking may be allowed where structured parking is used, or where
contributions are made towards public parking or transit, or other public amenities or services, in
accordance with the Zoning Bylaw.
f)

The design of Office Areas authorized by section 4.15(c)(v) should be in accordance with the following
policies:
i)

Where more than one office building is proposed, office buildings should be clustered together, and
should be clearly identified as a distinct node(s);

ii)

Outdoor plazas, retail and service, which provide an amenity to office patrons and employees, should
be located adjacent to, or integrated with, Office Areas;

iii)

Where an Office Area forms part of a larger development, office buildings should have priority
location next to key entranceways, intersections, corridors;

iv)

The location and design of office buildings should support a pedestrian-scale street environment (e.g.
“street walls” through minimal and uniform setbacks, fenestration and entranceway articulation,
signage and landscaping);

g) The City may amend this Plan (Map 4.4) to accommodate Office Areas not shown on Map 4.4 if a market
and land-use analysis, which has been prepared by a qualified expert based on the most recent available
data, has been submitted by the proponent demonstrating, to the City’s satisfaction, the following:
i)

That there is a clear need for the office development and that other Office Areas, as identified on
Map 4.4, do not have the capacity to meet demand, or are otherwise not accommodating demand;

ii)

That the proposed amount of office floor area will not result in, or contribute to, the
Downtown/Central City Office Area, as identified on Map 4.5, retaining less than 80% of the City’s
medium and major office floor area;

iii)

That the vacancy rate of the downtown, as interpreted by the City, does not exceed 6.5% of the total
known available downtown office floor area;

iv)

That the proposed location is adjacent to a major corridor and has suitable site access and land area
and a high level of transit and servicing potential.
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MAP 4.4: DESIGNATED OFFICE AREAS

MAP 4.5: DOWNTOWN/
CENTRAL CITY OFFICE AREA

Proposed OCP Amendments

2

Replace section 5.4(f) of Part A with the following:
That employment nodes outside the downtown should be limited to local services or uses which are otherwise
inappropriate downtown, and to Office Areas, in accordance with section 4.15 of this Plan.
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Proposed Zoning Bylaw Amendments
No.
1

Proposed Zoning Bylaw Amendments
Amend Part 7C of Chapter 7 by adding, as subpart 7C.12, the following new zoning district:
7C.12

OFFICE AREA ZONE (OA)
12.1

12.2

12.3

INTENT
(1)

To facilitate the development of limited “Office Areas”, outside of the downtown/ central city
area, which provide a market alternative for businesses benefitting from close access to major
corridors, regional customers, intermodal hubs, etc, in accordance with the Regina
Development Plan.

(2)

To discourage the relocation of office uses from the downtown to suburban or office park
locations by limiting the type, scale and size of office uses in the OA Zone, in accordance with
subpart 7C.12 and the “Office, Industry” definition of this Zoning Bylaw.

APPLICATION
(1)

The OA Zone shall only apply to land located within identified “Office Areas”, in accordance
with the Regina Development Plan.

(2)

Where there is conflict between subpart 7C.12 of Chapter 7 and regulations elsewhere in this
Bylaw, subpart 7C.12 shall prevail.

PERMITTED USES
§
§
§
§
§
§
§
§
§
§
§
§

12.4

DISCRETIONARY USES
§
§

12.5

Community Garden
Convenience Store
Confectionary
Day Care Centre, Child
Day Care Centre, Adult
Dining Room, Licensed
Financial Institution
Office, General
Personal Service Establishment
Public Use
Restaurant
Retail Use

Office, Industry
Research and Development

DEVELOPMENT STANDARDS
(1)

The location of all Permitted Uses within an office building, except for Office, General, shall
be restricted to the main ground floor level.

(2)

Notwithstanding sections 12.3 and 12.4, Permitted and Discretionary Uses shall be further
regulated, as follows:
(a)

The size of all Permitted Uses, except for Office, General, shall be limited to 500 m2 of
gross floor area per use, per building;

(b)

Office, General, excepting “industry office”, shall be limited to 500 m2 of gross floor
area, total, per building;
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(3)

(c)

Research and Development shall be limited to 2,000 m2 of gross floor area, total, per
building;

(d)

No building shall exceed 4,000 m2 of gross floor area, and no single tenant shall occupy
more than 2,000 m2 of gross floor area per building.

Development standards in Table 7.1 shall apply to the OA Zone:
Table 7.1 – Office Area Zone Development Standards
Minimum lot area
2,000 m2
Minimum frontage
30 m
Minimum front yard setback
3m
Minimum rear yard setback
5m
Minimum side yard setback
nil
Maximum site coverage
65%
Minimum building height
8m
Maximum building height
16 m
Maximum floor area ratio
2.5

(4)

12.6

Notwithstanding Table 7.1, the minimum side and rear yard setbacks shall be 10 m from any
lot in a residential zone and 3 m abutting a public road.

ADDITIONAL REGULATIONS
(1)

General Development Regulations
The Chapter 4 regulations shall apply to development in this zone.

(2)

Overlay Zones

(3)

The Chapter 10 regulations shall apply to development in this zone.
Accessory Uses
The Chapter 11 regulations shall apply to accessory uses in this zone.

(4)

Temporary Uses
The Chapter 12 regulations shall apply to temporary uses in this zone.

(5)

Non-conforming Uses
The Chapter 13 regulations shall apply to non-conforming uses in this zone.

(6)

Parking and Loading
The Chapter 14 regulations shall apply to parking in this zone, with the following additions or
exceptions:
(a)

The minimum number of parking stalls for all uses shall be 1 space per 60 square
metres of gross floor area;

(b)

The maximum number of parking stalls for all uses shall be 1 space per 35 square
metres of gross floor area;
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(c)

(d)
(7)

Notwithstanding section 12.6(6)(b), the City shall allow additional parking, above the
maximum amount, in the following situations:
(i)

if the parking is located in an above-grade or below-grade parking structure;
or

(ii)

where payment is made by the applicant or owner, calculated on the basis of
$7,000 per additional parking stall, to be expended by the City for the purpose
of acquiring or supporting public parking or transit, or other public amenities
or services.

Parking shall be prohibited from locating within setback areas abutting a public road.

Landscaping and Buffering
The Chapter 15 general regulations, and as applicable to commercial zones, shall apply to
landscaping in this zone with the following additions or exceptions:
(a)

(8)

A pedestrian walkway, at least 1.5 m in width, shall connect the front entrance of all
principal buildings to the adjacent sidewalk and parking areas, and, in the case of
multiple principal buildings on the same lot, a walkway shall also connect principal
buildings, to the satisfaction of the Development Authority.

Signs
The Chapter 16 general regulations, and as applicable to MAC zones, shall apply to signage in
this zone with the following exception:
(a)

(9)

Billboard, portable, rooftop, inflatable and rotating signs shall be prohibited in this
zone.

Public Amenities
The Chapter 17 regulations shall not apply to development in this zone.

(10)

Development Permits
The Chapter 18 regulations shall apply to development in this zone.

2

Amend Part 2C of Chapter 2 by adding, in alphabetically sequential order, the following new definition:
“OFFICE, INDUSTRY” – office associated with industries or businesses benefitting from close access to major
corridors, regional customers, intermodal hubs, etc. Examples include construction (e.g. surveying, engineering),
research and development, resource extraction (e.g. oil/ gas, mining, agriculture), logistics, transportation, warehousing
and distribution and real estate companies.

3

Amend Part 2C by replacing the definition of “Office” with the following new definition:
“Office, General” – a place where non-retail business affairs are conducted for the following purposes:
(a)
(b)
(c)
(d)
(e)
(f)
(g)

administration;
sales;
general business;
professional services;
real estate;
insurance office; or
Industry Office.
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Amend Part 2C of Chapter 2 by adding, in alphabetically sequential order, the following new definition:
“Research and Development” – means the process of creating or improving products and services by way of
information obtained through scientific research, product design, development and testing, and includes facilities where
research and development is conducted

5

Amend Tables 5.1, 5.2 and 5.3 of Chapter 5 by replacing reference to “Office” with:
“Office, General”

6

Amend Table 5.2 of Chapter 5 in order to make “Office, General” in the MX, MAC and DSC zones permitted up to 1000 m2 in
gross floor area, and discretionary if larger than 1000 m2, by way of the following footnote reference:
Permitted use where there is a gross floor area of up to 1000 m2 on a single lot basis, and discretionary use where there
is a gross floor area of greater than 1000 m2

7

Amend the “Financial and Real Estate” section of Table 5.3 of Chapter 5 by adding, in alphabetically sequential order, the
following land use type:
“Office, Industry”

8

Amend Table 5.3 of Chapter 5 in order to make “Office, General” in the IA, IA1 zone a discretionary use, by way of the
following footnote reference:
Discretionary use where located in the Warehouse District, in accordance with the office policies of the Official
Community Plan

9

Amend Table 5.3 of Chapter 5 in order to make “Office, Industry” in the IA, IA1, IP and IT zones permitted up to 1000 m2 in
gross floor area, by way of the following footnote reference:
Permitted use where there is a gross floor area of up to 1000 m2 on a single lot basis

10

Amend Table 5.3 of Chapter 5 by deleting references to “Office, General” as Discretionary Uses (D), in relation to the IP and
IT zones.

11

Amend Table 5.7 of Chapter 5 in order to allow for a maximum building height exception in the MAC zone, by way of the
following footnote reference:
Where this zone applies to lands identified for mid-rise office buildings, in accordance with the office policies of the
Official Community Plan, a maximum building height of up to 30 m may be considered as a discretionary use

12

Amend Section C3.8 of Chapter 9 by way of adding the following discretionary land use for DCD-2:
Office (larger than 1000 m2)
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APPENDIX C
Stakeholder Consultation Summary
Proposed Office Policy
Comments

Distribution of office ratio between
downtown/ central city and suburban
locations
Policy 4.15(f)(ii): At least 80% of the
City’s medium and major office floor
area shall be located in the
Downtown/Central City Office Area.
Threshold for major office
Policy 4.15(a): Office buildings greater
than 4,000 m2 shall be considered
“major office”.

Policy is too restrictive by not
allowing enough suburban office
Policy 4.15(e)(ix): The City may
approve the development of 4,000 m2 of
gross office floor area per year
maximum.

No change to proposed policy: City
Admin. suggests that directing at least 80%
of the city’s large-scale office development
to the downtown/ central city area will
maintain the downtown as the city’s
primary business centre while allowing for
other market opportunities

Reaction to proposed threshold
of 4,000 m2 was mixed:
preferred alternatives range
from 2,000 m2 to 5,000 m2.

No change to proposed policy: City
Admin. suggests that 1,000 m2 - 4,000 m2
is an appropriate threshold for defining
medium office and that buildings over
4,000 m2 be considered major office.
1,000 m2 - 4,000 m2 is a typical building
size for suburban office parks, and is
generally not large enough to attract most
large downtown office users. Allowing
only buildings less than 2,000 m2 within
office parks may render the office park
option unviable.
No change to proposed policy. City
Admin. suggest that limiting the amount of
suburban office is necessary to protect the
downtown as the city’s primary business
centre. 4,000 m2 is close to the maximum
amount of office that Study Two suggests
could be developed in suburban locations
annually without the downtown/ central
city area losing less than 80% of the city’s
total office.
Change made from 8% to 6.5% to
accommodate stakeholder concerns.

Several stakeholders raised the
concern that the policy is too
restrictive in general and does
not allow enough suburban
office.

(within Office Areas)
Vacancy rate.
Policy 4.15(f)(iii): That the vacancy rate
of the downtown, as interpreted by the
City, does not exceed 8% of the total
known available downtown office floor
area.
Location of Designated Office Areas
(Located on Map 4.4)

Location and size of
Downtown/Central City Office Area
(Located on Map 4.5)

Response

Feedback on proposed 80/20
(downtown/ central city vs.
suburbs) split was mixed:
preferred alternatives range
from current status quo of
85/15, to a 73/27 distribution.

Proposed number of 8% was
met with much resistance, with
many stakeholders advocating
that it should be lowered to
anywhere from 5.0 - 6.5%.

Concerns from stakeholders:
§ City is not flexible enough
in the location of its Office
Areas (want more)
§ Feel other locations are
better suited to be Office
Areas
§ Criteria used to determine
Office Areas questioned

A couple of stakeholders felt
that the area designated as
“Downtown/Central City” was
too large and that office space
may move from the downtown
core to other areas of the
“Central City”

No change to proposed policy: City
Admin. suggests that the proposed Office
Area locations are appropriate, and that the
site selection process, undertaken through
Study Two, was sound. Furthermore, the
proposed policy allows for other Office
Areas to be considered, if a market
analysis demonstrating that downtown will
not be negatively affected is provided.
Controlling Office Area locations is
necessary to support downtown.
Change made to Central City area size to
help address stakeholder concerns.

- C.2 Issue

Proposed Office Regulations
Comments

Response

Feedback was mixed. One
stakeholder felt definition needs
to be more defined, whereas
another stakeholder felt the
definition was too broad.

No change to proposed regulation: City
Admin. suggests limiting office users
within Office Areas will discourage the
exodus of office users from the downtown
to suburban locations, and will retain
suburban office park development to
businesses benefitting from close
proximity to regional and major corridor
access.

Prohibition on “Office, General”
(office other that “Office, Industry”)
tenants within Office Areas

Several stakeholders requested
that the Office Area Zone allow
for “Office, General” tenants,
up to a maximum of 500 m2 in
order to allow for some minor
flexibility with leasing
opportunity.

Change made to accommodate stakeholder
concerns.

Tenant size threshold.

Feedback was mixed:
§ One stakeholder wanted
more flexibility with
current limit
§ Another stakeholder felt
that current threshold was
too high already

No change to proposed regulation: City
Admin. suggests limiting the amount of
office space any one tenant can occupy
will discourage the exodus of large office
users from the downtown to suburban
locations

Several stakeholders felt that
the 1 space per 40 m2 was far
too onerous for office space in a
suburban location for Industry
Office tenants and would
interfere with the economics of
development.

Change made to 1 space per 35 m2 of gross
floor area in reaction to stakeholder
concern.

Definition of “Office, Industry”
Chapter 2 of Zoning Bylaw:
“OFFICE, INDUSTRY” – office
associated with industries or businesses
benefitting from close access to major
corridors, regional customers,
intermodal hubs, etc. Examples include
construction (e.g. surveying,
engineering), research and
development, resource extraction (e.g.
oil/ gas, mining, agriculture), logistics,
transportation, warehousing and
distribution and real estate companies.

7C.12.5 (3): No single tenant shall
occupy more than 2,000 m2 of gross
floor area per building.
(within Office Areas)
Parking
7C.12.6 (6)(b): The maximum number
of parking stalls for all uses shall be 1
space per 40 m2 of gross floor area.
7C.12.6 (6)(c)(ii): The City may allow
additional parking where payment of
$7,000 per additional stall is made.
7C.12.6 (6): Limiting of parking in
front and side yard areas.

A couple of stakeholders felt
that the $7,000 per additional
parking stall was not significant
enough to deter from the
creation of parking.
One stakeholder noted that the
restrictions on parking location
were too restrictive.

Soft cap on parking: will allow more stalls
at $7,000 per stall, or if placed in structure.
Removal of front and side yard restriction
on parking to accommodate stakeholder
concerns.
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Correspondence from Stakeholders

No.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Name
Dale Griesser
Johanne Zolc
Mike Hogan
Ned Kosteniuk
Randy Cameron
Cathy Hallett
Neil Braun
Mo Bundon
Demetrious Kontzamanis
Mitch Molnar
Geoff Dyer
Jim Hunter
John Hopkins
Judith Veresuk
Audrey Price
Anthony Marquart

Organization
Avison Young Commercial Real Estate
Colliers International
DTZ Barnicke
Dundee Developments
Dundee Realty Management Corp.
Great West Life Realty Advisors
Harbour Landing Business Park Ltd.
Harvard Developments Inc.
KGS Group Consulting Engineers
Mitchell Developments Ltd.
PlaceMakers
Regina Airport Authority Inc.
Regina & District Chamber of Commerce
Regina Downtown Business Improvement District
Regina’s Warehouse Business Improvement District
Royalty Developments

Avison Young
Commercial Real Estate (Sask) Inc.
Suite 300, 2550 – 12th Avenue
Regina, Saskatchewan
Canada S4P 3X1
T (306) 359-9799
F (306) 352-5325
www.avisonyoung.com

April 30, 2012

City of Regina
Planning & Sustainability Department
P.O. Box 1790
Regina, SK
S4P 3C8
Attention: Mr. Alan Williams, B. Sc., City Planner
Planning & Sustainability Department
Dear Sir:
RE: PROPOSED OFFICE POLICY AND OFFICE AREA (OA) ZONE
I will provide comments from my position as a commercial real estate broker with 32
years of experience in the City of Regina. My area of specialization and expertise is
office leasing. I have been involved in approximately 1,500,000 square feet of office
leasing in Regina during the past number of years, representing both landlords and
tenants (public sector and private sector). As such I fully understand the specific and
sometimes unique requirements of tenants that are contemplating Regina as a new market
for their company or are expanding their existing business and relocating within the City.
I believe my views are completely objective and experienced based as well as being in
the best interest of the entire City and region.
I strongly believe that the Planning Department and the Administration of the City of
Regina must develop an Office Policy that represents the best interest of the entire City
(and conceivably the region) by providing an appropriate balance of suburban office
space to meet the demand of new and expanding businesses that are not suited for (and
cannot function in) a downtown environment ( as the MHBC report correctly states “the
Regina Development Plan recognizes that not all office uses are appropriate for
Downtown, and from an economic development perspective, it is desirable to cultivate a
diverse and flexible office market in order to meet the short and longer-term needs of a
diverse range of businesses. We believe that there is sufficient room in the existing
distribution of office space inventory to allow for a controlled amount of suburban
business park development without negatively impacting Downtown as the office
employment centre of the city.”)
I support the position that Regina’s Downtown should remain the primary business centre
and the area for “Major Office” development, but we should not become so restrictive
that “Medium” or “Small” office users are not able to locate or do business in Regina.

I offer the following comments in regard to the proposed Regina Office Policy:
4.9 (a) I believe that the size of “Medium Office” should be set at 5,000 m2. Of all cities
referenced in the MHBC study the lowest size category for major office was
5,000 m2 and most cities were 10,000 m2 or greater.
(b) I believe that the long term ratio for the “Downtown / Inner City” ratio should be
73%, suburban 13% and Business Park 14%, as recommended by MHBC “Based
in the above analysis, and comparing Regina to other major Canadian Cities, it is
our opinion that suburban office development should occur at a greater
percentage than which currently exists today. We recommend adoption of the
Medium Introduction of Business Park (scenario three). This would result in a
split of 73% Downtown Inner City versus 27% Suburban / Business Park. This
will continue the trend of the Downtown as the centre of major office development
in the City, while allowing it to achieve a broader planned function through the
introduction of other land uses (i.e. residential) which will make the Downtown a
more complete and sustainable neighbourhood”. I strongly feel this should be a
maximum weighting to the Downtown (the alternate being to open up the ratio
and become fully market responsive). The City is growing and many new
businesses and companies are going to require space that does not fit into a
downtown environment. Most cites are at a 50/50 ratio – Regina will be 73/27 in
favour of Downtown. This will provide the mechanism for modest development
of Suburban Office / Business Park and will protect Downtown while allowing
the City of Regina to be “Open for Business”.
(e) viii - This should be changed to 20,000 m2 (4 buildings of 5,000 m2)
ix - This clause should be revised to give City Administration discretion to allow
commencement of a subsequent building anytime that a previous building is
at least 50% leased or one building per year which should only need City
approval on confirmation that the vacancy rate is not above 8%.
In regard to vacancy rates, it is imperative to adopt a clear and correct definition of the
method of determining vacancy rates. The real estate industry defines the following:
Total Inventory – Total inventory is the gross rentable area in a specific market.
This includes gross rentable area in new buildings that have received a certificate
of occupancy. Total inventory increases when a new building is delivered to the
market and decreases when an existing building is destroyed, demolished or its
use changes. Market analysts often create statistical subsets of inventory.
Note: A building in pre-leasing mode or under construction is not considered
inventory until it has been delivered to the market (received a certificate of
occupancy) and has no impact on inventory, vacancy, availability or other
statistics.
Vacant Space Inventory – Inventory that is not currently occupied.
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Vacancy Rate – A measurement expressed as a percentage of the total amount of
vacant space divided by the total amount of inventory. This measurement can be
applied to either an individual building or an aggregation.
Please refer to the attached table to definition from Altus InSite, Canada’s leading
provider of information to the commercial real estate industry.
I offer the following comments in regard to the proposed Office Area Zone:
12.3 Permitted Uses:
- This category should include “Business, Professional and Administrative Office
use not greater than 500 m2”. There are many small tenants that will locate or
relocate to a Business Park office development to serve the neighbourhood, the
area or the Regina Marketplace that are not a threat to Downtown as the primary
business centre. These uses would include financial planners, small accounting
firms, small law offices, small insurance offices, business consultants, travel
agencies, medical offices, mortgage brokers and many others that currently
function outside of a downtown environment but are not in the specific use
categories that have been suggested. The DIALOG study classified tenants < 500
m2 as “Minor Office”. By placing the cap of 500 m2 on the “Business,
Professional and Administrative Office (or Minor Office)” as a permitted use, the
City is protecting Downtown for the larger offices in this category while allowing
small tenants the opportunity to occupy space in a location that works for their
particular business.
- The specific uses that will be included in this category of “Office, Industry”
should be listed as “Permitted Uses”. The current draft wording has these
categories as “Discretionary Uses” and that is very problematic in the practical
sense as once a lease has been negotiated with a tenant (sometimes taking 6
months or longer) it would then be subject to a Discretionary Use application and
approval process. In a practical sense this would be a hindrance or kill many
transactions resulting in a negative impact to the business and the City (i.e.
current situation with KGS Engineering). I suggest that a defined list of specific
uses become “Permitted Uses” (up to 2,000 m2) and any uses that are not
described in the Permitted category should become a discretionary use subject to
the normal application and approval process. This would allow the industry (City
Administration, landlords, tenants & real estate professionals) to know in advance
the specific categories that are permitted in the OA zone.
- The examples of uses described in “office associated with industries or businesses
benefiting from major corridor access or proximity to regional customers” needs
to be more clearly defined. The MHBC study has described (on page 43 of their
report) 33 uses that should be “Permitted Uses” or the previously recommended
uses that were recommended by City staff on the previous Harbour Landing
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application (page 40 of the DIALOG study). I agree with the MHBC report &
previous recommendation of City staff and request that these uses be included in
the Permitted Uses category.
12.4

Discretionary Uses:
- Any additional potential uses other than those described in the “Permitted Uses”
category that may be options for the OA Zone should be Discretionary use and
would be required to go through the normal application and approval process (that
would include any office associated with industries or businesses benefiting from
major corridor access or proximity to regional customers). It is not possible to
anticipate all future potential uses at this point and a mechanism for Discretionary
Use approval needs to be included in the Zoning Bylaw

12.5

Development Standards:
- This should be revised to allow Permitted uses (other than those uses restricted to
the main floor) to be capped at 2,000 m2 as a permitted size and up to a 4,000 m2
as a discretionary size.(the MHBC report recommended a permitted size of 4,000
m2 and commented “which, in our opinion, would not inherently conflict with
Downtown”). If any specific tenants size requirements exceeded 2,000 m2 , the
City would have the discretion to approve or deny larger space based on the
specific criteria of the tenants business needs which would be analyzed on a case
by case basis. By establishing a discretionary approval for sizes up to 4,000 m2,
the City has the ability to consider applications that make proper business sense.

12.6(6) Parking and Loading:
- If the OA Zone is going to regulate the maximum number of permitted parking
stalls in the zone it should be one stall per 30 m2 of gross floor area (or lower).
The availability of parking is critical to the uses of the majority of the tenants in
the Business Park / Suburban office environment. The MHBC study was very
specific in regard to their recommendation for parking standards “we recommend
that the minimum parking ratio for office uses be 1 space per 34 m2 with a
maximum ratio of 1 space per 27 m2”. I fully agree with their recommendation.
Further they state ‘The average parking rate for office uses found in the business
park zones we reviewed was approximately 1 space per 34 m2 of floor area” The
DIALOG study states “typical parking ratios for office parks range from 4 to 5
stalls per 100 m2” which relates to 1 space per 25 or 20 m2. DIALOG further
states “Accordingly, 17% to 33% of Harbour Landing employees would be
required to find alternative modes of transportation or park off-site”. Based on
the industry standard (confirmed by both MDBC and DIALOG) for Business Park
parking requirements, it does not make any sense to set the proposed maximum at
1 stall per 40 m2. Clearly the maximum should be 1 space per 30 m2 or lower.
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In summary, Regina’s success in population and business growth must be correctly
managed to provide a proper balance of amenities to meet the needs of citizens and
businesses. A critical component for the growth and expansion within the business sector
is to provide appropriate areas for suburban office growth in a campus style environment
or Business Parks. The policy framework must be consistent with other business park
environments in other Canadian or North American cities. This cannot be accomplished
by over regulating the policy or zoning to make it so prescriptive or restrictive that it
cannot proceed or function economically. A balanced policy framework allows the
business community to properly locate & expand in Regina and will protect Downtown
Regina as the primary office and employment hub of the City.
I strongly encourage the Planning and Sustainability Department to revise the policy
framework to incorporate the few amendments that I have proposed from practical
perspective to ensure the proper environment for the future growth of the City of Regina.
I am available for further discussion in regard to my comments at your convenience.
Yours truly,
Avison Young Commercial Real Estate (Sask) Inc.

Dale Griesser, President

cc

Jeremy Fenton, Senior City Planner
Fred Searle, Manager, Development Review Branch
Jill Beck, Manager, Comprehensive Planning
Jason Carlston, Deputy City Manager
Diana Hawryluk, Director Planning and Sustainability
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Altus InSite

Canada’s Leading Provider of Information to the Commercial Real Estate Industry

Office Market Definitions

Altus InSite

OFFICE
MARKET

Class

Definition

A

Higher Quality combination of design, materials,
tenant mix, age, size and location.

B

Moderate quality combination of design,
materials, tenant mix, age, size and location.

C

Lower quality combination of design, materials,
tenant mix, age, size and location.

G

Government owned and government occupied
office building.

CALCULATION OF TOTAL VACANT RATE

(TRACKING BOTH AVAILABLE SPACE AND PHYSICALLY UNOCCUPIED SPACE)
DIRECT
AVAILABLE

DIRECT
AVAILABLE
VACANT

VACANT AND
LEASED

DIRECT
VACANT

SUBLET
AVAILABLE

SUBLET
VACANT

TOTAL
AVAILABLE

TOTAL VACANT

TOTAL VACANT
RATE

DA

DAV

VL

DV

SA

SV

TA

TV

PERCENT

DA + SA

TV = DV + SV

DV = DAV + VL

+
TOTAL OCCUPIED

=
TOTAL OFFICE AREA

Units

Definition

Direct Available

square feet

space available for lease from the landlord

Direct Available Vacant

square feet

physically unoccupied or empty portion of Direct Available

Vacant and Leased

square feet

space that is physically unoccupied and leased but not currently marketed as available

Direct Vacant

square feet

the sum of Vacant Portion of Direct Available and Vacant and Committed

Sublet Available

square feet

area that is available for lease from tenants in the building

Sublet Vacant

square feet

physically unoccupied or empty portion of Sublet Available

Total Vacant

square feet

sum of Direct Vacant and Sublet Vacant

Total Vacant Rate
Total Available
Total Available Rate

%

participating Direct and Sublet Vacant divided by participating Total Office Area

square feet
%

sum of Direct Available and Sublet Available
participating Direct and Sublet Available divided by participating Total Office Area

www.altusinsite.com

Tel: 416-512-1289 • info@altusinsite.com

2010-5-5

Altus InSite © 1998-2010 Altus Group

Term

Proposed Office Policy
There are a few points that I feel are cause for concern:
1)
2)
3)

Restricting the location of medium office buildings to the two zones identified in Map 4.4;
Requiring sufficient land to accommodate at least three medium buildings; and
Limiting total development of suburban office to 4,000 m2 per year.

It would appear that the sites identified in the Limited Business Park Office options, provide unfair
market advantage to the land owners of those sites. Research Park has specific development
requirements accommodating tenants within the research and development industries, which
immediately eliminates that site for a general office user, narrowing the selection down to two sites. If a
potential tenant has business dealings with businesses industrial in nature which are primarily located in
Ross Industrial Park, there are no options located within the east sector of the city, which is a locational
imbalance. Regulating strong restriction does not say “Regina is open for business”, it says if you want
to come to Regina, “welcome, only if you like one of these two options”. Working with national and
international clients, this is a great challenge trying to provide them with several options that they can
study the benefits and drawbacks of each option to determine the best option. It is not uncommon to
have to respond to the lack of available space and options to large firms.
When potential site options are so limited, there is no longer a fair market. If there is only one option
available on the market that creates an unbalanced market. Potential tenants lose all ability to
negotiate, it becomes a take or leave it option.
1,000 – 2,000 m2 office buildings can be developed to be very esthetically pleasing, which makes it a
perfect fit for a transitional building between retail and high density residential and for redevelopment
sites along major arteries. By restricting development to sites that can accommodate three medium
buildings, associated parking, streets and open spaces, site redevelopment or infill development will be
non-existent as there is no way they could meet the requirements. Over regulating will stifle growth.
The city has seen a large increase in redevelopment of aging stock, this requirement would mean all of
this type of development would be required to be under 1,000 m2.
With regard to my third point of contention, limiting total development of suburban to 4,000 m2 per
year total stifles growth. I would propose to amend that to “limiting total development of suburban
office development to 4,000 m2 per year per sector.” Allow the SE sector, NW sector, E sector to
develop up to 4,000 m2 per year, as demand dictates until maximum allowable total development is
reached.
Every application should have to meet the exact same requirements, with no preference given to
location. The base line for development should not be a moving target, but universal standards to be
met by all. With that said, the standards should not be so onerous as to stifle development.

I believe it is the goal for everyone that Regina be seen as a progressive city, open for business without
selling the farm. The city has to be aware though, that over regulating by city departments is not
conducive to progress. Each department within the City should also have the same predefined
standards.
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Alan Williams - RE: Regina Office Study Comments Deadline

From:
To:
Date:
Subject:

"Mike Hogan" <mike.hogan@dtzregina.com>
"'Alan Williams'" <AWILLIAM@regina.ca>
27/Apr/2012 2:00 PM
RE: Regina Office Study Comments Deadline

Hi Alan, in general terms, I feel the report is well done and thorough.
My comments are as follows:
1.

With regards to the ratio threshold for Downtown, Inner City and Suburban, I feel a distribution as
follows is appropriate:

Downtown: 65%
Inner City: 17%
Suburban: 17%
2.

Regarding definition of medium size office building; I feel up to 5,000 m2 = 54,000 square feet
(approx) is a reasonable range.

Please advise if you have any further questions or comments, thank-you.

From: Alan Williams [mailto:AWILLIAM@regina.ca]
Sent: Wednesday, April 25, 2012 10:17 AM
Cc: Jeremy Fenton; Jill Beck
Subject: Regina Office Study Comments Deadline

Good morning,
Please accept this email as notice that the deadline for stakeholder comments relating to the Regina Office
Policy has been extended. Comments are now due by no later than 12:00 noon on Monday, April 30th.
Please be advised that due to time constraints, late submissions will not be accepted.
The City of Regina has also posted a draft version of the Office Area Zone to the City website, which can be
viewed at the following URL address:
http://www.regina.ca/residents/urban-planning/development-applications/long-term-planning-

file://C:\Documents and Settings\AWILLIAM\Local Settings\Temp\XPgrpwise\4F9AA... 27/Apr/2012
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projects/commercial_office_study/index.htm
Further, if you have not already done so and would like a hard copy of the Regina Planning Commission (RPC)
report prior to the forthcoming special RPC meeting to be held on May 23rd, please indicate that in your
comments and provide us with your full mailing address. In addition, when the RPC report is made available to
the public it will be posted to the project website.
Once again, comments can be forwarded to:
City of Regina
Planning & Sustainability Department
Attention: Alan Williams
PO Box 1790
Regina, SK S4P 3C8
Fax: 777-6823 or email awilliams@regina.ca
Thank you for your continued involvement in this important process.
Regards,

Alan Williams, B.Sc.
City Planner I
Planning & Sustainability Department
P: 306.751.4171
F: 306.777.6998
E: awilliams@regina.ca
Regina.ca

file://C:\Documents and Settings\AWILLIAM\Local Settings\Temp\XPgrpwise\4F9AA... 27/Apr/2012
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Alan Williams - Regina office study comments

From:
To:
Date:
Subject:

"Hallett, Catherine (GWLRA)" <Catherine.Hallett@gwlra.com>
<awilliams@regina.ca>
27/Apr/2012 4:07 PM
Regina office study comments

Hello Alan
We have had the opportunity to review the proposed Regina office policy and as a property manager located
downtown, we have no comments to add, other, than to ask if an infrastructure study has been completed to
support the growth of the area defined in map 4.5 and 4.4.
How will the infrastructure be accommodated in the years to come, if the growth leads to additional office
buildings and/or office parks? My question may be answered in the 2 studies, but unfortunately these were not
available for viewing on Friday afternoon. In case you are unaware, any of the documents to be found on the City
of Regina urban development site were not available for viewing on the Friday afternoon.
Thank you
Cathy Hallett
Property Management
Canada Life Place, Regina
GWL Realty Advisors
Ph: 306 751 6079
Fax: 306 751 6675
catherine.hallett@gwlra.com
The contents of this communication, including any attachment(s), are confidential and may be privileged. If you are
not the intended recipient (or are not receiving this communication on behalf of the intended recipient), please
notify the sender immediately and delete or destroy this communication without reading it, and without making,
forwarding, or retaining any copy or record of it or its contents. Thank you. Note: We have taken precautions
against viruses, but take no responsibility for loss or damage caused by any virus present.
Le contenu de la présente communication, y compris tout fichier joint, est confidentiel et peut être privilégié. Si
vous n’êtes pas le destinataire visé (ou si vous ne recevez pas la présente communication au nom du destinataire
visé), veuillez en aviser immédiatement l’expéditeur et supprimer ou détruire le présent message sans le lire, en
tirer des copies, le retransmettre ou en enregistrer le contenu. Merci. À noter : Nous avons pris des mesures de
protection contre les virus, mais nous n’assumons aucune responsabilité pour ce qui est de la perte ou des
dommages causés par la présence d’un virus.
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April 30, 2012
City of Regina
Planning and Sustainability Department
Box 1790
Regina, SK
ATTENTION: Alan Williams
RE: Comments on Office Park Draft Policy and Office Area Zone Regulations
I represent the development group called Harbour Landing Business Park Ltd, which
currently has one suburban office building under construction, and has a second
Discretionary Use Application for approval of another office building in Harbour
Landing, which is located within the zone identified in the policy as potential “Office
Area Zone”.
While we are concerned about the short timeframe that we have been provided to get
comments back, we do have a few specific concerns with the policy and proposed zoning
regulations as follows:
Policy e) ix)
– we believe that the maximum amount of office development capped per year at
4000 sq m is too prescriptive, and does not allow council or RPC to respond to
office demand that the Saskatchewan economy is generating. We believe that
council should have the discretion to approve more space if it is deemed in the
best interest of the City of Regina, and can be demonstrated not to adversely
affect the downtown.
– It is our opinion that the 8% vacancy rate will prove difficult to regulate and
verify. It will be important for the City to identify exactly how that figure is
derived and by whom, as those figures can be manipulated depending on the
methodology of data interpretation. We are not experts in this area, but our
realtor Dale Griesser is able to provide guidance as required.
– We believe that prescribing a target vacancy rate is a dangerous precedent, as any
policy that artificially keeps vacancy rates low, will have the unintended affect of
raising the cost of doing business for small and medium size companies. Simple
supply / demand economics dictates that artificially low vacancy rates will cause
higher leasing rates overall in the City. The permitted and discretionary use
provisions alone, are a strong lever for the City to achieve its goals.
OA Zone 12.3 and 12.4
-it appears that the permitted uses and discretionary uses are not written to meet
the intent of the City of Regina, as per our meeting last week with Fred Searle.
We understand that each office building must be approved through a discretionary
use application, but we believe it needs to be made clear that if a user meets the
“Office, Industry” definition, then that user should be a permitted use for the
purpose of occupancy and improvements. If a user does not clearly fall within the
definition of “Office, Industry” then that user must apply as a discretionary use

for the purpose of occupancy and improvements. We were told that was the
intent of the zoning, but in our opinion this is not clear.
-we believe that all small office users (less than 500 sq m) should be a permitted
use, without being defined as a “Office, Industry”. There are many small lawyer
offices, accounting offices, financial planning offices, etc that typically locate in
suburban strip malls or small offices, but do not affect the intent of the policy for
major offices to be located in the downtown. This permitted use will stop the City
from inadvertently restricting options for small office users.
OA Zone 12.6 (6)
-We believe that the parking restrictions are too onerous and do not reflect the
reality of the needs of business park clients. As a compromise, we would ask that
you consider reducing the maximum parking ratio for LEED certified office
buildings. This would complement the City’s position of encouraging
sustainability, as LEED buildings are on the cutting edge of sustainable building
practice. We recommend the following:
Uncertified building – parking ratio of 1 space per 35 sq m of gfa
LEED Certified
– parking ratio of 1 space per 30 sq m of gfa.
Parking is incredibly important to our clients – those business that locate in
suburban office locations need open air parking for oversize vehicles, and have
extensive daily traffic counts generated.
-If the parking ratio is exceeded, we would ask for certainty that excess parking
via cash in lieu, or parking structure, would be granted without the need for
council’s discretion.
(e) (i), (ii)
-We believe that this provision is too prescriptive, and does not take into account
the overall planning that goes into a comprehensive business park plan. In
Harbour Landing Business Park, our first building and fourth building are set up
against the street, creating a pedestrian friendly streetscape. Our second and third
building are oriented to create an internal greenway corridor, with those buildings
facing onto a central plaza. We have essentially created a pedestrian interface
within the development’s streetway. This plan was developed over the past two
years in collaboration with the City of Regina planning department. Perhaps a
clause that the abutting parking restriction may be waived, if it can be
demonstrated that other pedestrian and street oriented amenities have been
provided.
Overall, if you can accommodate these requests, we feel you have found a compromise
position that we can live with. It is certainly not what we would have liked from a purely
suburban office developer standpoint, but we do feel it can strike a balance with
protecting the downtown business district, and allowing controlled suburban office
development.
Yours truly,
Neil Braun P.Eng.
President
Harbour Landing Business Park Ltd
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Alan Williams - Regina Office Policy Comments

From:
To:
Date:
Subject:

"Mitch Molnar" <MDL@accesscomm.ca>
"Alan Williams" <AWILLIAM@regina.ca>
30/Apr/2012 12:41 PM
Regina Office Policy Comments

Alan, please find below my comments/questions with respect to the office studies and proposed office policy.
First my question; will there be a mechanism, as there is in the current zoning, to approve smaller “one-off’
office developments. For example there was a +/- 28,000 foot building approved last year at Quance and Prince
of Whales and we are currently building a 31,500 foot building that received discretionary office zoning at 2210
2nd Ave. The Dialog study indicates this type of development is not recommended.
My comments; I am concerned by the 8% downtown vacancy rate chosen as the benchmark for new suburban
development. It may be a number deemed desirable from a balanced market perspective but from a building
owner perspective it is too high and may affect an owners ability to maintain his property and preserve the
asset. I would like to point out that if the demand for space was as great as indicated rents would be far higher
than they currently are and although Hill Tower 111 is preleased the fact that Mosaic was given job related
grants to occupy their space cannot be ignored. There is an abundance of land in the downtown and we need to
find ways to address issues such as parking and traffic congestion to insure our downtown remains strong. Our
market is small and we need to carefully manage the effects of business parks and suburban development, the
downtown is only now starting to shows real signs of vitality and we do not want to go back to 15% vacancy.
Thank you for taking the time to review my comments. I look forward to attending the next round of
consultations.

Mitch Molnar

2430- 8th Ave.
Regina, Sask.
S4R 5E3
PH: 306-352-7518
FAX: 306-359-1787
MDL@myaccess.ca
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27 April, 2012
City of Regina
Planning & Sustainability Dept.
Attention: Alan Williams
PO Box 1790
Regina, SK, S4P 3C8
Attention: Regina Planning & Sustainability Department, C/O Jeremy Fenton
RE: FOLLOW-UP TO THE SUBURBAN OFFICE POLICY AND THE HARBOUR LANDING BUSINESS PARK, DRAFT OFFICE POLICY.
Thank you for considering this follow-up letter of response regarding your recent draft policies
concerning commercial office development as it impacts your current Downtown Planning efforts as part of your OCP review. PlaceMakers is a multi-disciplinary urban design and planning
firm dedicated exclusively to designing and implementing mixed-use, walkable places through
the principles of Smart Growth and New Urbanism. As part of their effort to obtain approvals
for the subsequent phases of their project, Harbour Landing Business Park (HLBP) has retained
PlaceMakers to represent another voice in response to your draft office policies.
“DESIGN REGINA” AND THE SMART GROWTH CHALLENGE
In its most general sense, the idea of “Smart Growth” really reflects a community’s vision for how
it will successfully sustain itself into the future along the economic, environmental and social
triple bottom line. With many, sometimes conflicting best practices now emerging to meet this
challenge, communities in turn find themselves in a difficult balancing act to meet the often conflicting needs of stakeholders and the public in general. In our previous February 2012 position
statement, we discussed many of the ideas as they relate to the concept of concentrating office
uses exclusively within the downtown. Although this is an outdated concept, it is easy to see
the reasoning and validity of policies aimed at emphasizing the Downtown Regina as the City’s
hub for commercial and civic life.
With Design Regina now underway, some of the potential conflicts are starting to emerge. Most
relevant to the challenge at hand is that while there is an implied regional policy to focus all significant employment downtown, this policy potentially runs counter to one of the Community
Priorities that has emerged out of Design Regina aiming for “Complete Neighbourhoods”. The
idea of Complete Neighbourhoods is a common sentiment that has appeared throughout North
America and is not simply a call for more pathways and community centres - concepts that we
have readily achieved over the past decade, but rather the idea of residents having the option to
live, play, shop, and work within their community/neighbourhood.
AN APPROVED COMPLETE NEIGHBOURHOOD
Fortunately, the Harbour Landing Concept Plan represents a healthy step toward achieving
“complete neighbourhoods”. By creatively utilizing land otherwise sterilized for residential uses
due to proximity to airport flight paths, Harbour Landing has provided a modest, well situated
employment center that can attract an office market desiring airport proximity and a location
within a residential community. With the hard work of approvals now past, Regina has the opportunity to put one of their community priorities into immediate action.
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REFRAMING THE CHALLENGE
In spite of the essential “work” component of the “complete neighbourhood” concept offered by
the Harbour Landing Business Park, the project is instead being construed as a threat to downtown office tenancy. As a result, the policies emerging are seeking to restrict the development
not in terms of a suburban office park that adds regional diversity and meets community priorities, but rather as a secondary downtown location that must be gauged against downtown office
occupancy. The resulting framing of the issue and how HLBP has been unduly positioned have
in turn framed the policy response.
THE REGIONAL WIN-WIN
There remains a fundamental misunderstanding of how suburban office differs from urban office, and more importantly the bigger picture of perceived competition within Regina versus the
regional economic development implications of losing employment to municipalities outside of
Regina who are able to accommodate the suburban office market. Suburban office, particularly
that which is located near a unique economic driver such as an airport, attracts tenants specifically looking for that type of location and with certain expectations for the building form and
amenities. When that arrangement is not available in a region, tenants will more likely seek
other regional locations rather than submit to being forced into a downtown location.
Caught-up in a short-sighted struggle between private downtown and suburban development
entities, the City is ignoring the larger role of economic development through a region, particularly that of offering a diversity of development options. The resulting restrictions are a net loss
for the City (the public), while achieving a winner and loser scenario within the competing private development industry. By allowing limited suburban office to prosper in Regina, the City
will benefit not only from added economic development due to diversity and additional land use
opportunities, but a relative win-win for the suburban and downtown office market through a
clear understanding of how they are different. This is ultimately a net win for the community,
supporting a healthy economic region.
THE DANGER OF ENGINEERING THE MARKET
Not directly involved with the design of HLBP or the Regina Political context, Placemakers Canada can offer a unique third party view of the challenge facing the city and as an advisory to HLBP.
As stated before there appears to be a misunderstanding of the unique aspects of the suburban
office market versus those seeking downtown locations. To ensure tenants first consider downtown, proposed policy restrictions attempt to engineer market conditions through land use controls. Attempting to create land use restrictions to specific subsets of the office tenant market,
and by creating maximum parking ratios that attempt to “level the playing field” to downtown
locations, sets a dangerous precedent.
As discussed in our previous position statement, most downtowns throughout North America
are desperately focused on attracting and enabling downtown residential development due to
either an over-concentration of office uses, or an abundance of under-utilized land. To reframe
the commercial office policies, one might consider a similar challenge with attracting residential land uses to a downtown by limiting suburban multi-family units to a small segment of the
market and restricting their parking to an urban standard of one parking stall per unit. Clearly
the market would not function properly under these land use restrictions and the region would
suffer as a whole. Ultimately, this market-engineering-through-land-use-controls takes the operation from the open market and places the complex issue into the hands of city administrators
and elected officials. At the very least, these policies will demand significant long-term committment of time (and money) for the city to administer these controls.

#205, 206 7th Avenue SW Calgary, Alberta T2P 0W7 p: 403.234.8711 f: 403.234.8712 w: placemakers.com

2

CONCLUSION
The current well intentioned policy response to the downtown vs. suburban office space will
severely limit the viability of the business park component of the Harbour Landing concept plan.
Limitations in tenancies, parking maximums, and other restrictions misunderstand the suburban
office market and set a dangerous precedent for unfairly “leveling the playing field” between
downtown and suburban locations through land use controls.
In a parallel process to the Downtown Plan, the Harbour Landing Business Park helps to achieve
a Design Regina community priority for the “work” component of a complete neighbourhood.
Over regulation of this land use component will hamper the success of this opportunity and may
fully undermine the viability for development. Different from more intense downtown environments, suburban office relies on certain floor plate and parking ratios for construction viability,
attracting tenants, and for project financing.
Where reduced floor plates and reduced parking ratios might be possible in specialized development scenarios, such as fully mixed-use town centers, the configuration of the Harbour Landing
Business Park as part of the Harbour Landing concept plan should be respected for what it is, ,
and given its best chance for viability and success. To conclude, we once again echo that of our
previous position statement: that suburban office is a unique market from downtown office, and
if already approved in principal (as part of the concept plan), that the City should recognize the
unique characteristic and needs of suburban office and provide land use controls that ensure
viability under current market standards. For specifics on these standards, we direct you to our
previous position statement, and the accompanying statements that have been presented by
other specialists on behalf of Harbour Landing Business Park.
Submitted Respectfully,

Geoff Dyer, M.E.Des. (Urban Design)				

Geoff@PlaceMakers.com

Principal
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Alan Williams - FW: Regina Office Study Comments-Reg ina Airport Authority
From:
To:
Date:
Subject:

Jim Hunter <jhunter@yqr.ca>
"awilliams@regina.ca" <awilliams@regina.ca>
30/Apr/2012 11:32 AM
FW: Regina Office Study Comments-Reg ina Airport Authority

Alan,
Many thanks for an opportunity to weigh in on the Proposed Regina Office Policy. The Regina Airport
Authority (RAA) welcomes any opportunity to further its relations with the City of Regina and we are
pleased to be asked for input and further participation.
RAA has no issues with the overall concept and definitions contained in the proposed policy. We are
somewhat puzzled by the lack of reference to, or depiction of, the airport lands in the attached drawing and
feel that moving forward some reference to these lands should accompany any depiction of the City’s policy
on this issue.
We do have reservations regarding para 4.9, a), iv) wherein RAA and GTH are restricted to only medium (as
defined in the document) office buildings. Firstly, I would remind you that the Airport lands are federally
owned, and technically speaking, the City cannot prohibit this type of development on these lands. Perhaps
some special wording to reflect the federal nature of airport land ownership should be considered for the
policy statement. Also, while RAA does not foresee in the immediate future any developments of the nature
defined as “major” in the document, we would like some leeway given in that direction without further
recourse to revisit the policy for exceptions and changes. Our reasoning is that the unique nature of
operations of the RAA (and indeed the GTH although we do not purport to speak for them) may from time to
time result in our property being uniquely suited for a client requiring a development of that (major) size. As
well, such projects lending themselves to our core operations may arise. Incorporating such leeway into the
policy would allow RAA to work cooperatively and engage the City in reaching a general understanding when
considering a development on the airport. We would see this approach as the same as the approach the City
has identified for the Warehouse District, having singled it out for special consideration in the context of the
Downtown/Central City Office Area as per para 4.9, c), ii).
RAA hopes this position will be given consideration for inclusion in the final version of the policy.

James (Jim) Hunter BA(Hons), MA, CD I President & CEO I Regina Airport Authority Inc. I p:
306.761.7557 I f: 306.761.7559
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City of Regina
PO Box 1790
Regina, SK

Re:

Office Policy

I am writing on behalf of the Regina & District Chamber of Commerce to provide some preliminary
comments with respect to the draft Office Policy released by the City of Regina. While the comments
provide an initial response to the policy they should not be conceived to be the Regina Chamber’s final
position on the policy but rather the preliminary feedback based on an initial meeting with Regina
Chamber stakeholders.
One of the primary goals of the policy is the protection of the downtown as the primary location for
office space in the city. However, the draft policy does not appear to reinforce this position given the
policy does not refer to ensuring that the downtown in and by itself retains a minimum percentage of
the total office space. Instead the policy targets a new area that is significantly larger:
DOWNTOWN/CENTRAL CITY OFFICE AREA.
In our discussions with office stakeholders we have determined that 68% of the office space in the city is
downtown. This should be the starting point of the discussion as opposed to the new area unless the
new area is the new downtown. Moreover, the downtown needs to be clearly defined in the policy.
The new policy makes reference to medium and major office buildings but does not provide a rationale
for the distinction other than the actual size which essentially defines the size of a medium office
building to be the approximate size of the Bank of Canada Building on 12th Avenue which is a rather
large footprint.
4.9 c.iii) denotes that medium and major office buildings are exempt from the prohibition in the
Transition area subject to a qualified market analysis. However, 4.9.c.vii does not have any restriction on
the development of medium or major office buildings other than applicable height restrictions which for
all intents and purposes would allow a major office building to be developed at Broad Street and 4th
Avenue or any other location along Albert and Broad Streets as identified within the article. According to
stakeholders this could have significant unintended consequences.
There is some concern that what may occur as a result of the policy is that office space will move from
the downtown as defined as the boundaries of the downtown business improvement district to other
areas within the central city office area, particularly if major offices are allowed to be built outside of
downtown.
Regina Chamber stakeholders did not indicate that they were opposed to the development of Office
Areas subject to an explanation on why buildings the size of the Bank of Canada Building would be
permitted as opposed to something on a smaller scale. While stakeholders did reach a consensus that
Area A made some sense, partially because an approval has already been granted for one building, the

same cannot be said for Area B. Instead stakeholders indicated that Area F made some sense given the
area is in need of redevelopment and could provide the City with an opportunity to manage office
development while at the same time focusing on infill in an area which in some cases could be defined
as brownfield. While the area is not as ideal compared to a greenfield development and may require
some type of public investment in the long run it could be very positive for the entire city given its
under-utilization currently. Another area discussed by stakeholders but not identified in either plan is
the area directly east of the downtown BID between Broad and Winnipeg and Saskatchewan Drive and
Victoria Avenue which is another area in the city which is underutilized.
There are a number of challenges facing downtown office stakeholders:
1. There needs to a firm commitment by senior governments to locate in downtown. Recently the
Government of Canada has indicated that it may remove clauses that gave preference to
downtown. While the government of Canada is an important stakeholder the government of
Saskatchewan is crucial.
2. Traffic flow in downtown must be addressed in a comprehensive fashion or the current
frustration will only be exacerbated causing senior managers rethink the value of a downtown
location, particularly if employees choose alternative employment arrangements
3. PARKING – stakeholders spent a significant amount of time discussing parking – supply/demand
and the competitive position of downtown development versus suburban given a suburban stall
can be built between $3 – 5,000 a stall and downtown stalls are typically in the range of $30 –
50,000 a stall. Moreover employees in a downtown setting typically pay for parking versus
getting parking provided free of charge in most areas outside of downtown. A comprehensive
downtown traffic/parking strategy is needed which addresses the competitive advantage of
office development outside of downtown.
Thank you for the opportunity to provide some preliminary comments. Once a report is submitted to
the Planning Commission we will call our stakeholders together to review the report and provide some
additional comments. Once again the preceding should not be viewed as the final position of the Regina
Chamber with respect to the office policy but rather an initial reaction to the draft policy from
stakeholders.
Respectfully submitted,

John Hopkins
Chief Executive Officer

April 30, 2012
Mr. Jeremy Fenton
Senior City Planner
Planning & Sustainability Department
City of Regina
Box 1790
Regina SK S4P 3C8

DELIVERED VIA E-MAIL

Dear Mr. Fenton:
Re: Proposed Regina Office Development Policy
Thank you for the opportunity to review materials related to the proposed Regina office development policy, and to offer
comment on behalf of Regina Downtown Business Improvement District (RDBID).
RDBID recognizes the tremendous growth that Regina is experiencing and understands that Downtown may not be the
optimal location for all office users. It is inevitable that development will happen, and as such RDBID fully supports the
need for an office development policy that guides future growth, yet reinforces the role of downtown Regina as the
commercial heart of our city.
In 2009, the City of Regina adopted the Regina Downtown Neighbourhood Plan (RDNP), which RDBID fully endorses, and on
which our organization has founded much of its 3-year Strategic Plan. The RDNP describes downtown Regina as a place to
thrive “….It does so by recognizing the existing employment base Downtown as the City’s greatest asset, and encourages
future growth that further entrenches Downtown as the economic hub of Regina.” Protecting Downtown’s employment
base is crucial to the continued revitalization of Downtown Regina. The office employment base supports our many
hospitality, retail and service business in downtown and is an incentive for future development and private investment in
our core. Reduction of this employment base will not only affect the vitality and vibrancy of Downtown Regina, it will also
negatively affect the profitability of other Downtown businesses. Finding the correct balance that supports economic
growth without adversely affecting Downtown Regina is critical.
RDBID recognizes the need for an office development policy and supports increased regulation concerning future office
development, however no reasonable rationale has been identified in either the MHBC Study or the Dialog Study
supporting an 80%/20% spatial distribution between inner city and the suburbs. As such, the RDBID recommends that the
spatial distribution remain at the current level (85%/15%).
The proposed policy as presented identifies processes and policies that are vague. RDBID recommends that the City clarify
a number of details within the policy framework in consultation with industry experts. These details include but are not
limited to:
a. How office vacancy is measured
b. Appropriate maximum building size
c. Appropriate maximum single user size
d. Tracking mechanism for future single user sizes within buildings.
e. At what stage are new developments counted as inventory.

f.

What are the permissible uses in suburban developments to ensure current downtown users
are protected.

In the Dialog Study, parking availability was identified as a primary reason for locating outside of Downtown. If additional
office parks are developed outside of Downtown, there is a potential for existing downtown office users to relocate to
suburban office parks due to the availability of free parking. The MHBC study recommends the business park policy
framework include the establishment of a “maximum parking ratio in the Zoning bylaw, with parking above the maximum
being permitted subject to being located in an above-grade or below-grade parking structure.” Further, MHBC supports
collecting “funds through development and cash-in-lieu of parking; and construct shared municipal parking structures
nearby.” RDBID fully supports the use of parking maximums, however any cash-in-lieu for exceeding the parking
maximum, must be directed to parking solutions for Downtown Regina. Further, the payment required must be at a
level that promotes a “level playing field” and reduces flight risk from downtown.
As stated above, RDBID commends the City of Regina for developing an office development policy. This demonstrates the
City’s continued commitment to the revitalization of our Downtown core. We look forward to contributing to this most
important issue in the future.
Should you require any further information, please do not hesitate to contact me at 306.359.7573.
Sincerely,

Judith Veresuk
Executive Director
Regina Downtown Business Improvement District

Cc:

Colin Perkowitsch, Chair, Regina Downtown BID
RDBID Board of Directors
Jason Carlston, Deputy City Manager, Planning and Development Division
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April 27, 2012
City of Regina
Planning & Sustainability Department
PO Box 1790
Regina, SK, S4P 3CB
Attention:
Re:

Mr. Alan Williams

Review of Regina's Commercial Office Policies

Thank you for the opportunity to respond to the above referenced policy review.
Regina is experiencing significant economic growth and with that we appreciate the importance of
conducting an office policy review. This proposed policy will greatly impact the future growth and
development of our city and both stakeholders and the City of Regina must continue to work
together to ensure we capture what is best for our great city.
The City of Regina has fully committed to the long term prosperity of downtown Regina through
its multi-year stakeholder engaged process in adopting the Regina Downtown Neighbourhood
Plan (RDNP).
The downtown office employment sector is the strong base that is absolutely crucial in not only
maintaining but further improving economic growth in our downtown. Thanks to this strong office
base, the development community has recently begun to explore the critical need of downtown
housing, which we all agree is currently underserviced. Therefore, we need to protect the strong
office base as it is absolutely imperative in securing future downtown developments, including,
but not limited to, office, residential (both rental and condominium), hotel and retail amenity based
businesses.
Appreciating the policy's intent of balancing the protection of the downtown while still allowing a
limited amount of suburban office development, there are a few specific areas which we believe
need to be further explored:
Maximum single user within each building is currently proposed at 2,000 sq. metres.
We have been unable to ascertain exactly why this amount of space was chosen as it
definitely appears to be high in comparison to the average size of office space in our
city. The maximum size of a single user should be considered within the context of
average industry Regina figures and not an arbitrary number based on potential
maximum building size. Therefore 2,000 sq. metres is a significant amount of space
in Regina and the size of a maximum single user should be lowered to match
average space size in Regina. Based on our findings, a maximum single user size of
500 sq. metres is more appropriate.

PO Box 611 SIn Main • Regina, SK Canada S4P 3A3 • Phone 306.751.7515 • Fax 306.190.9277

www.royaltydevelopments.com

ROYAll
DEVELOPMENTS

We do not agree with the definition of "Office Industry" in Office Area Zone 12.4
Discretionary Uses.
We believe it is too broad in its scope.
For example,
engineering, oil and gas and mining companies can certainly be located in our
downtown. There is a significant danger in key sizable office tenants within these
classified areas leaving our downtown under the current definition. This definition
needs to be further studied and clearly articulated as to why they can not be in our
downtown core. Or, what specifically about all the identified users would allow them
to move outside downtown?
This broad definition needs clarification and a more
detailed description as to its rationale.
12.6 Additional Regulations, (6) Parking and Loading (c) (ii) - Should additional
parking be approved as per 12.6(6)(c), the amount of $7,000/stall is insufficient to
ensure a parking advantage does not exist between downtown and suburban office
developments.
The payment in lieu program should be an amount where it is a
significant portion of what it would cost to build an above and/or below grade parking
structure. A developer will always choose making a one time payment of $7,000/stall
in lieu of building a parking garage where costs would range upwards of
$50,000/stali. Therefore, we propose an amount of no less than $35,000/stall which
is approximately 75% of the cost of building an underground garage. The key is not
having an exodus of downtown office users as developers will gladly make a one
time payment of $7,000/stall when they will be garnering upwards of $10M in rent
over the term of leases (minimum 10 years) when considering a 4,000 sq. metre
building. Conversely, one could make the $7,000/stall an annual payment to the city.
The RDNP created a detailed built form framework from which developers must
comply with certain architectural guidelines. It is imperative a suburban office space
development comply with the same set of guidelines. Consistency and commitment
to same policies ensure for enhanced office developments throughout our great city.
Real Estate industry experts tend to agree that a healthy office vacancy is in the
range of 5% - 8%. The proposed policy has chosen the higher end of the range at
8%. To further protect the employment base of downtown we would suggest an
office vacancy rate not to exceed 6.5% which provides for the median balance of
acceptable office vacancy rates.
Clarifying definition of "vacancy" is another critical factor. In reality, multiple suburban
40,000 square foot office buildings can be built within the same time line as a Class A
office building downtown.
Suburban development can use the argument that
because a tenant has not "physically" moved into that Class A development that one
cannot use the Class A building as inventory when considering vacancy rates. There
are scenarios of overbuilding between downtown and suburban office buildings and
pursuing same/similar tenants for these buildings. The intent here is to ensure we
are properly mapping what is in fact included as office inventory and working within
that framework when defining "vacancy".
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We all wish for the continued economic growth of our great city. We are not opposed to suburban
office development but would like the above comments to be taken as a means of protecting our
downtown employment
base and ensuring we do not prevent future downtown office
development by way of allowing for suburban office development. The former statement being
true, the City of Regina does have an Office Study which clearly states we have sufficient land in
our downtown and inner city to accommodate our long term office space demand.
The proposed commercial office policies as presented are thoughtful and we do believe are
attempting to balance the needs of downtown versus suburban development. The comments we
have provided with this letter are attempting to assist our collective goal of putting policy in place
that allows Regina to further flourish on a go forward.
Your time is appreciated and I look forward to future discussions.
Sincerely,
ROYAL TV DEVELOPMENTS

LTD.

Anthony Marquart
President

PO Box 611 Stn Main • Regina, SK Canada S4P 3A3 • Phone 306.757.7575 • Fax 306.790.9277

www.royaltydevelopments.com

