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Executive Summary
[bookmark: _GoBack]	This report was implemented to assist the developer by providing a market analysis of the specific projects opportunities and constraints within the market. The market analysis carried out was directed at the specific developers’ ability in the target market. Key methods of analysis used in this report include; future use of the project is a residential condominium, highest and best use of the site is high density residential zoning, the location of the site has been pre-determined, and the absorption rate in the target market has been projected at 33350 square feet annually. All supporting graphs and tables may be found in the appendix at the end of the report. Results of market data analyzed illustrates the strength in local condominium starts, vacancy rates, and MLS sales data; and the weakness in the local employment rate and in the target market demand.
	Although the project has little risk in terms of indirect economic influences, the risk associated with the phase in the business cycle and undesirable unemployment and migration rates is too high for the project to be financially feasible.
	Recommendations for the developer can be summarized as;
· Postpone the Uplands Turner Tower project until market conditions improve.
· Reducing the capture rate could decrease the volatility of the project significantly in the future.
	The market analysis in this report is not without limitations, such as relying on data from census reports which can be dated and revenue projects could be skewed later due to a sudden economic change or economic shock.
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Introduction 
	Uplands Turner Tower developers market analysis goal is to evaluate the conditions for the pre-selected site, in order to determine the appropriate end-result recommendation for the project. Inductive research was undertaken to draw conclusions based on economic, political, regional and local data. The relevant data used uncovered project feasibility, revenue forecasts, opportunities and constraints, and development scheduling. Surrounding conflicting or symbiotic neighborhood patterns were also politically and technically tested for to produce a better analysis. Prior to the market analysis, the developer and his/her team determined that high density residential condominium units and 4900 Uplands drive, are the highest and best use, future use, and best site for Uplands Turner Tower. 

Economic Overview		
	The data gathered in this report suggests that the current Canadian economy is in the post boom risk phase, where market participants will start to pull out and leave too much funding for a small amount of projects. This is supported by the previous long term growth in construction starts and decreasing employment rates that will largely influence the opportunity of Uplands Turner Tower. Increasing migration rates and decreasing employment rates will create a less than desirable environment for the opportunity of Uplands Turner Tower because this will decrease the market slightly and therefore less buyers (Refer to figure 2.2 in the Appendix). In the near future the national, provincial, and especially the local economy will experience decreasing vacancy rates, steady increases in condominium starts, and slightly higher unemployment rates (Refer to figures 1.6, 1.7, 1.3, 2.3, and 2.4 in the Appendix). These trends will continue to affect Uplands Turner Tower until the start of the incoming recession. Historically, at this point in the business cycle, condo starts, construction inventory, and employment rates have all been higher. This indicates that this period of expansion was not as strong as in the past.
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Indirect Economic Influences
	The Uplands Turner Tower project uses interactive planning strategies, such as gaining inputs prior to applying for approvals. This will help create a healthier approval process. There is little effort necessary to integrate the Uplands Turner project with the existing infrastructure since the site has had preliminary access to these services. A project of this size will have a large impact of government services in the area, such as gas, water and sewer, electricity, and garbage disposal. Environmental approvals have been met prior to market analysis and will not affect the project at this stage. The only aspect of public regulation that the project will need to address with political parties is access to government services. This is due to the sheer size of the project and will need ample planning to integrate into the system. In light of this indirect influences have a miniscule impact on the risk of the project.

Direct Economic Influences	
	The market price range for Uplands Turner Tower is between $150000 and $250000, for a bachelor’s suite and 2 bedroom unit respectively. These condominium units feature above average location and average quality. These features are competitive in the target area. All necessary amenities are presented in an immediate 1 km radius around the project and there are many secondary amenities that make the site more desirable than surrounding neighborhoods. Population is growing in the area at a consistent rate with surrounding neighborhoods and local migration is steadily increasing at 1.3%. This is consistent with the regional and national rates of 3.6% and 4.0%. The median income of the local target market is $27840, and increasing at a rate of 3.6% annually. The average household income for the target market is $74150 as of 2013. 90% of local income is distributed through the service sector and 60% of all income is attributed to salaries. Local vacancy rates affecting the target market have been steadily decreasing from 2.9% to 2.3$ for bachelors’ suites, 5.6% to 3.3% for 1 bedroom units, and 9.0% to 6.2% for 2 bedroom units. This trend is also evident in the regional market where vacancy rates have been steadily decreasing c. 2012 (Refer to figures 1.6, 1.7, 1.8, 2.2, and 2.3 in the appendix). 
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	Local condominium starts in the target market overall have been steadily increasing from 14(2013 Q1) to 38(2015 Q3). Current inventory is 140 units and is projected to steadily increase in the short term. MLS sales in the local target market have increased by 26% since 2014, 265 out of 495 have been sold, and listing volume has increased by 7% since 2014. The sale to list ratio has increased by 8% since 2014, and days on the market have decreased from 94 to 87, a decrease of 8% since 2014. The local market absorption rate has averaged 46 units annually which coincides with regional and national absorption levels increasing since 2011 and 2012 respectively. The projected local market share of the project is 34% with a projected capture rate of 11406 square feet annually. Competition in the area is moderate with 92 units in opposing projects. Other approved private sector condominium projects, such as Studio NA condominium development, Seawalk Condominium Tower, and the Longwood Residential development, pose a threat to Upland Turner Tower in the local market (Refer to figures 1.3, 1.4, 1.5, 1.9, and 2.1 in the appendix).
	Common demand and supply analysis constraints affecting the target market are as follows. Inadequate parking and high traffic volume are physical constraints that are inherent of a location of a project like this one. This decreases its attractiveness of the property for families. Economic constraints such as a weak target market and a decreasing employment rate expose the project to a higher amount of risk than desired. Activist groups for the target market are a political constraint that could slow down the approval process and therefore extend the project time and leave room for more risk. 

Market Analysis Forecasts
	The developments completion will be at the end of 2016, the same 6 month span as most of the competing projects. Units will be absorbed into the market over the next 3 years, where they will meet a similar market demand as at completion. The market absorption rate for the project is 33350 square feet annually. The expected months on the market for Uplands Turner Tower is 35 months. This result exemplifies weak market strength, where below 24 months would be considered average. The market share of Uplands Turner Tower is 34%, resulting in a 
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capture rate of 11406 square feet annually. Projected prices for each unit type are; $650 for bachelor’s suite, $750 for a 1 bedroom, and $850 for a 2 bedroom. Project revenues, less operating costs, are projected at $294800 annually. Proposed site holding capacity is 10 bachelor’s suites, 24 1 bedroom units, and 14 2 bedroom units. Total population holding capacity is between 52 and 110 persons.

Conclusions & Recommendations 	 
	It is recommended that the developer of Uplands Turner Tower postpone the project for better market conditions, specifically postpone until the credit induced expansion stage after the incoming recession. This conclusion is a result of the less than desirable migration, unemployment rates, and ultimately timing of the project in the current volatile market. It has been decided that these risks far outweigh the potential of the project, such as; small indirect economic influences e.g. integration, lower direct economic influences e.g. decreasing vacancy rates, and a healthy construction inventory with increasing MLS sales in the local target market. 
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Appendix
Figure 1.1 & 1.2 - Site Photos
[image: C:\Users\Rick\Dropbox\Screenshots\4900 Uplands Drive Backside.png][image: C:\Users\Rick\Dropbox\Screenshots\4900 Uplands Drive.png]
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Figure 1.3 - Local, Regional, and National Condominium Starts[image: C:\Users\Rick\Dropbox\Screenshots\Nan Historic Condo Starts.png][image: C:\Users\Rick\Dropbox\Screenshots\BC Historic Condo Starts.png][image: C:\Users\Rick\Dropbox\Screenshots\Canada historic condo starts.png]
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Figure 1.4 - Local, Regional, and National Condominium Absorption Rates[image: C:\Users\Rick\Dropbox\Screenshots\Nan condo absorption.png][image: C:\Users\Rick\Dropbox\Screenshots\BC condo absorption.png][image: C:\Users\Rick\Dropbox\Screenshots\Canada conda absorption.png]
Page 4 of 10
Figure 1.5 - Local, Regional, and National Condominium Construction Inventory[image: C:\Users\Rick\Dropbox\Screenshots\Nan historic const inventory.png][image: C:\Users\Rick\Dropbox\Screenshots\BC historic const inventory.png][image: C:\Users\Rick\Dropbox\Screenshots\Canada historic const inventory.png]
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Figure 1.6 - Local Vacancy By Unit Type[image: C:\Users\Rick\Dropbox\Screenshots\Nan vacancy.png]
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Figure 1.7 - Regional and National Total Vacancy Rates[image: C:\Users\Rick\Dropbox\Screenshots\BC vacancy.png][image: C:\Users\Rick\Dropbox\Screenshots\Canada vacancy.png]
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Figure 1.8 - Local Income Distribution[image: C:\Users\Rick\Dropbox\Screenshots\Nan Income by source.png]
Figure 1.9 - Local Market Project Competition[image: C:\Users\Rick\Dropbox\Screenshots\Nan Competitive market.png]
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Figure 2.1 - Local Condominium Listing to Sales Ratios[image: C:\Users\Rick\Dropbox\Screenshots\Nan Sales to listing ratios.png]
Figure 2.2 - Regional Migration/ Population & Demographic Growth[image: C:\Users\Rick\Dropbox\Screenshots\BC Migration.png]
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Figure 2.3 - Local Employment Growth & Distribution[image: C:\Users\Rick\Dropbox\Screenshots\Nan employment growth and distribution.png]
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Figure 2.4 - Regional and National Employment Growth[image: C:\Users\Rick\Dropbox\Screenshots\All Employment Info.png]
image2.png




image3.png
Nanaimo — Historical Starts by Dwelling Type
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Canada — Historical Starts by Dwelling Type (In Census Metropolitan Areas, Census Agglomerations, and other, selected
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Nanaimo — Historical Absorbed Homeowner and Condominium Units by Dwelling Type
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British Columbia — Historical Absorbed Homeowner and Condominium Units by Dwelling Type (In Census Metropolitan
Areas and Census Agglomerations with at least 50,000 people)
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Nanaimo — Historical Under Construction Inventory by Dwelling Type
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British Columbia — Historical Under Construction Inventory by Dwelling Type (In Census Metropolitan Areas, Census
Agglomerations, and other, selected municipalities with at least 10,000 people)
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Canada — Historical Under Construction Inventory by Dwelling Type (In Census Metropolitan Areas, Census
Agglomerations, and other, selected municipalities with at least 10,000 people)
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Nanaimo — Historical Vacancy Rates by Bedroom Type
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British Columbia — Historical Vacancy Rates by Bedroom Type
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Major Investments

Summary of Major Projects

Table 10: Summary of Major Projects (2010)

Public Sector Projects

Supportive Housing $15M Proposed
South Fork Water Treatment Plant $45M Proposed
Wellington Secondary School $30M Proposed
Nanaimo Sewage Plant Upgrades $86 M Proposed
Tillicum Lelum Friendship Centre $2M Underway
E&N Railway Station Reconstruction | $2 M Underway
Woodlands Secondary School $46 M Proposed
Cruise Ship Terminal $18 M Proposed
Vancouver Island University $39 M Proposed
NRGH Emergency Dept. Expansion | $37 M Underway
Nanaimo Airport Expansion $25 M Underway
Central Van. Isl. Reinforcement Project | $91 M Underway

Private Sector Projects

Studio NA Condominium Development | $15 M Completed
Cedar Ridge Multifamily $10M Underway
Meredith Courts $13 M Underway
University Village Shopping Centre undetermined | Underway
Amblewood Village Multifamily $8M Underway
The Ridge at Barrington Multifamily | $2 M Underway
The Ridge at Barrington Multifamily [ $20 M Proposed
Woodridge Place Multifamily $8M Underway
Fairway Market Relocation $2M Underway
1650 Island Highway N (Offices) $5M Underway
Port Place Shopping Centre Redevel. |undetermined | Proposed
Sandstone Town Centre $1,000 Proposed
Nanaimo Casino Expansion $50 M Proposed
Longwood Residential Devel. $20M Underway
Oceanview Golf Resort & Spa $100M Proposed
Seawalk Condominium Tower $25 M Underway
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Comparative Activity by Property Type

Current Month 12 Months to Date

This Year Last Year % Change This Year Last Year % Change
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Quarterly population estimates and factors of demographic growth, provincial perspective — British Columbia
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ation Quotients

Employment Growth Rate

(relative to BC) 2006 2011 2006-2011

Nanaimo RDN Nanaimo RDN BC Nanaimo RDN
Agriculture, forestry, fishing and hunting 0.79 0.83 0.97 1.12 -20.8% -3.6% 20.4%
Mining and oil and gas extraction 0.28 0.26 0.34 0.34 30.1% 56.3% 94.4%
Utilities 0.92 0.91 0.79 0.76 18.2% 0.0% 11.6%
Construction 0.93 1.01 1.02 1.14 3.5% 13.0% 33.0%
Manufacturing 0.68 0.67 0.49 0.54 -23.3% -45.2% | -30.6%
Wholesale trade 0.72 0.70 0.84 0.79 -4.3% 11.3% 21.5%
Retail trade 1.36 1.31 1.31 1.28 4.9% -0.2% 16.1%
Transportation and warehousing 0.89 0.87 0.91 0.83 0.5% 1.0% 8.6%
Information and cultural industries 0.94 0.87 0.96 0.90 4.1% 5.4% 22.8%
Finance and insurance 0.89 0.90 0.86 0.80 7.4% 2.7% 8.6%
Real estate and rental and leasing 1.18 1.26 0.93 1.05 3.6% -19.7% -1.4%
Professional, scientific and technical services 0.73 0.77 0.72 0.77 8.5% 6.2% 23.6%
Management of companies and enterprises 0.52 0.57 0.34 0.58 -23.6% -50.0% -12.5%
Administrative & support, waste
management & remediation services 1.19 1.12 0.91 0.98 -6.6% -29.6% -6.9%
Educational services 0.99 1.00 1.05 0.97 7.8% 13.5% 19.4%
Health care and social assistance 1.28 1.27 1.27 1.25 14.9% 12.1% 28.6%
Arts, entertainment and recreation 0.92 1.02 0.92 1.04 6.6% 5.6% 23.5%
Accommodation and food services 1.03 1.06 1.19 1.21 -2.1% 11.8% 25.8%
Other services (except public administration) 1.07 1.07 1.07 1.05 2.0% 0.7% 13.5%
Public administration 1.01 0.99 0.96 0.92 26.1% 18.2% 32.7%
Goods producing sector 0.74 0.76 0.71 0.78 -13.4% -18.6% 0.5%
Service producing sector 1.05 1.05 1.05 1.04 6.2% 4.7% 19.1%

Source: Statistics Canada Census 2006 and National Household Survey 2011
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Labour force characteristics, seasonally adjusted, by province (monthly)
(saskatchewan, Alberta, British Columbi
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