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Attachment 2 – Market Analysis and Feasibility Study  
 
A market analysis was completed to inform the mix of non-residential uses that are 
suitable to locate in the Lower Twelfth area given the unique benefits (e.g. proximity to 
downtown) and challenges (e.g. constrained road network and small site size compared 
to suburban industrial sites). The consultants evaluated market conditions and emerging 
trends for: Industrial, Office, Service Commercial, and Retail uses in the region and New 
Westminster. The output of this work is a list of potential land uses that may be well 
suited to the Lower Twelfth area. The analysis also includes design considerations for 
the different uses: including space design preferences (e.g. over height spaces), 
locational preferences (e.g. high or no pedestrian visibility), and suitability for co-location 
with residential uses. 
 
Figure 1. Defining Light Industrial Use 
 

 
 
The consultancy included high-level financial feasibility testing to determine how much 
non-residential floor area could be achieved without significantly impacting other 
Council objectives for amenities and affordable housing. This analysis recognizes that 
new construction is generally expensive to lease and/or own and some desired user 
groups (e.g. artisans, start-ups, etc) may not be able to afford to locate in the area. The 
analysis determined that the inclusion of residential uses could, to some extent, support 
lower rent uses.  
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Figure 2. Understanding Potential Uses and Tenants in Lower Twelfth  
 

 
 
Figure 3. Proposed Land Use Mix 
 

 
 
Furthermore, the study concluded that higher residential densities could afford to 
support a higher proportion of non-residential floor area, and that lower density (3.0 
FSR) concrete construction was not feasible. The analysis also found that both rental 
housing as well as strata, with inclusionary housing, may be feasible. The relationship of 
residential use to non-residential use, is provided below – this diagram references 
“Ultra-Light Industrial”. It is anticipated that this diagram will be a key target in the 
Evaluation Framework.  
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Figure 4. Relationship between Density and Provision of Light Industrial Uses 
 

 
 
The study flagged the need for zoning flexibility as key for project feasibility. As the work 
on Lower Twelfth advances, and as the catalyst sites apply to rezone, further 
consideration of appropriate mechanisms to secure affordability will be needed to 
ensure that other permitted uses will not outcompete productive and creative uses.  
 
Staff also note that the financial feasibility testing is high level and is intended to inform 
land use targets in the Evaluation Framework. There are many variables that affect 
project feasibility including land use mix (strata vs rental vs light industrial), development 
fees including Metros DCCs, amenity contributions, construction costs, etc. Many of 
these variables are subject to market fluctuations and/or are out of the City’s control. It 
is expected that some site specific trade-offs may be required to ensure project viability.   
Trade-offs may be limited by city-wide initiatives that are currently underway including, 
for example, DCCs/ACCs and inclusionary housing policy. The financial feasibility 
analysis is an input into area planning, noting that this is a 20+ year plan and not all 
sites will redevelop in the near term. 
 
These findings are inputs into the urban design analysis. 
 
 
 
 
 
 
 
 
 
 
 
 
 


