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Introduction

This report sets out the results of a financial analysis for the Town Centre Street. The
analysis described in this Phase 2 report is based in part on the results of the Phase 1
report. The Phase 1 report projected the amount, type, and timing of development in the
Town Centre area.

This Phase 2 report discusses the following topics:

Project capital costs

Road maintenance costs

Property tax revenues

Development Cost Charge Revenues

Parkland dedication

Water Capital Charge Revenues

Sewer Collection System Charge Revenues
Costs bearable by developers

A simple 10 year analysis - with no borrowing
A Cash flow analysis - with borrowing

Project Capital Costs

The Estimated Capital costs for the Town Centre Street are set out in detail in Appendix
A. The costs are general and preliminary and are based on information from the following
sources:

e an update of costs set out in the Functional Plan, Downtown Street, Winfield Town
Centre report prepared in 1994 (using option 2-1 in the report)

e an update of costs set out in the Winfield Town Centre Storm Drainage Report
costs for Sanitary sewers provided by Alliance Professional Services

e new preliminary (Class C) water servicing cost estimates prepared specifically for this
project
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The costs for the Town Centre Street are as follows:

Site Work and Grading $204,000

Building Demolition . $475,000 | — ZW
Storm Sewers $343,850
Sanitary Sewers $281,800
Watermains $322,100
Roadways $644,530
Shallow Utilities (Power, Cable, Tel) $108,000
Street Lights and Signage $94,600
Side Streets (Hill Rd. and Pollard Rd.) $225,750
Provisional (Rock Removal, Dewatering, etc.) $310,000
Subtotal $3,009,930
Engineering and contingencies (30%) $902,979
Allowance for property acquisition $1,000,000 {=— ;
Subtotal $4,912,909
GST (3% net) $147,387
TOTAL $5,060,296

say $5,060,000

Adding optional paving stones, street trees and irrigation adds another $107, 000 to the
cost of the Street, for a total of $5,167,000.

This analysis will use the basic, lower figure rather than continue with two options. The
two figures are very close (within 2%). Analyzing two options throughout the process
will result in too many sub-options later in the analysis.

Road Maintenance Costs

The Roads Foreman for the District of Lake Country indicated that the average road
maintenance costs from 1994 to 1996 were $4.500 per Kilometre. He indicated that the
costs for 1997 will probably be about $5,000 per Kilometre. He also felt that the costs for
maintaining the Town Centre Street would be approximately double the average,
resulting in a cost of about $10,000 per Kilometre. At a total of 1.35 km including side
streets, the annual maintenance cost of the Town Centre Street is $13,500.

o
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Property Tax Revenues

In order to determine property tax revenues generated by new development, the analysis
estimates post development assessments based on the assessed value of land currently
serviced and developed in the area. The values of new development areas were then
increased by 20% to account for additional land available because space for septic tanks
and disposal fields will not be required. The 20% assumption is based on a very brief
analysis of the land occupied by the disposal field for the Winfield Shopping Centre.

Different areas have different values:

Prime Commercial at intersection of Highway 97 and a

major road About $600,000 per acre
Highway commercial, not on a corner About $465,000 per acre
Large areas suitable for Shopping Centres About $300,000 per acre
Small Lot commercial areas About $360,000 per acre
Residential unit About $130,000 per unit

The analysis uses the current commercial and residential tax rates:

e Commercial rate = $10.4505 per $1000' assessed value
e Residential rate = $3.2539 per $1000 assessed value

The property taxes collected from the area rise from the current $102,000 per year to
about $214,000 at build out under the low development scenario, or about $244,000
under the high development scenario. In addition to the existing commercial development
in the area, the low development scenario sees 120,000 square feet of commercial and 25
residential units. The high development scenario sees 175,000 square feet of new
commercial and 40 residential units.

The total new tax revenues (beyond the amount that would have been collected under the
existing land uses) over the 10 year period is:

e $900,000 under the low development scenario
e $1,022,000 under the high development scenario

This analysis will use the mid point of about $960,000 in tax revenues over the 10 years

[V}
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About $14,000 in additional annual tax revenues could be realized if the Civic and
Institutional area was developed as commercial (Assuming the Civic and Institutional
uses pay no property taxes, which may not be entirely the case depending on the types of
uses located in the area). This land would not be developed immediately. Assuming it
develops in year 5, then about $70,000 in additional revenue could be gained by the end
of the 10 year projection period.

Development Cost Charge Revenues

The Development Cost Charges revenues in this analysis are based on the Lake Country
DCC bylaw currently awaiting approval by the Ministry of Municipal Affairs. (A
comparison of DCC rates in various Okanagan communities is set out in Apppendix B).

The DCC revenues differ for the low and high development scenarios. As noted in the
Property tax revenue section, the low development scenario sees 120,000 square feet of
commercial and 25 residential units. The high development scenario sees 175,000 square
feet of commercial and 40 residential units.

The Roads DCC will collect about $270,000 in the low development scenario and about
$402,000 in the high development scenario. This analysis will use the midpoint of
$336,000.

While the Roads DCC paid by land owners in the study area will collect about $336,000,
about 8% of this revenue goes toward other roads and studies in Lake Country. This
leaves about 92%, or $309,000 going toward the Town Center Street.

The parks DCC collects about $75,000 at the low development scenario and about
$112,000 at the high development scenario. This analysis will use the midpoint of about
$94,000.

The general areas of Lake country located outside of the Town Centre, and outside the
Tyndall area and the South West Winfield area will pay part of their DCCs toward the
Town Centre Road. The amount will be about 62% of the $7113 roads DCC or about
$4410 per unit. The background information for the DCC bylaw projects that 650 units
will pay from 1998 to 2008. This results in DCC revenues of $2,866,500 over the
projection period.

District of Lake Country 4 Urban Systems Ltd.
Winfield Town Centre Economic Analysis September 1997
Draft Phase 2 Report 1157706.1



Parkland Dedication

In addition to the parkland DCC developers may also need to provide a 5% parkland
dedication or cash in lieu. The DCC is for community wide parks, the 5% dedication is
for neighbourhood parks. DCC funds could be used to purchase land from developers in
the study area for the Vernon Creek regional trail.

The 5% parkland dedication may or may not be considered as part of the servicing costs
paid by developers. To be conservative, this analysis will subtract the 5% parkland
dedication to arrive at the net cost bearable by developers.

The 5% parkland dedication value is based on the value of land that has been zoned to
permit subdivision, but has not yet been serviced. One area of land at the southern end of
the study area is currently zoned for commercial use but is not yet serviced. The assessed
value of this land is about $100,000 per acre (estimate, to be confirmed). About 18 acres
may be subdivided for a value of $1,800,000, and 5% is $90,000.

Water Charges

Developers will pay water connection capital charges to WOCID of $1,200 per 3/4 inch
line. The analysis estimates the number of connections based on residential units and
commercial units projected in the Phase 1 report.

The new units include 25 Residential and 52 Commercial units under the low
development scenario, and 40 Residential and 76 Commercial units under the high

development scenario.
The resulting water connection capital charges are as follows:

e $92,400 under the low development scenario
e $139,200 under the high development scenario

The analysis will use the midpoint of about $116,000 for water capital charge revenues

The additional water user fees are assumed to be offset by the additional operations and
maintenance costs of the system.
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Sewer Charges

The sewer collection system levy proposed in the Inland Pacific / Lake Country Sewer
Utility Publication is $283 per year. This analysis just considers the collection system
levy as it can be seen as paying toward the sewer main in the Town Centre Street.
Developers will also need to pay other charges, such as the District-Wide Environmental
Levy, the Urban Containment Area Levy, and the User Fee, but these charges do not go
toward the cost of the sewer main in the Town Centre Street.

As with the water connections, the new units include 25 Residential and 52 Commercial
units under the low development scenario, and 40 Residential and 76 Commercial units
under the high development scenario.

The resulting sewer revenues over 10 years are as follows:

e $127,350 under the low development scenario
e §$172,347 under the high development scenario

This analysis will use the midpoint of about $150,000

Costs Bearable by Developers

It is difficult to determine the servicing costs that could be borne by developers because
this figure depends on many variables. After considering several sources, the most G ARET
reliable figure seems to be the figure of about $2.50 to $3.00 per square foot of land. > w

The servicing cost is applied to land that is not already developed or serviced. On the
future land use map in the Phase 1 report, these areas include:

e Multi use options 1 (Large area)
e Multi use options 1 (Small area)
e Small Lot Commercial areas (not including the area along Berry Road)

These areas comprise 539,000 square feet of land.

Another area that could be included is the Multi use options 2 area at the southern end of
the site, behind the Turbo gas station. This site has access to some services now and part
of it is zoned to allow development, however it will also benefit from the Town Centre
Road. The portion of servicing costs paid by this site would need to be determined based
on more detailed analysis and negotiations. This report will look at the effect of this site
paying and not paying servicing costs. The multi use options 2 area comprises 163,000
square feet.
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The range of costs bearable by development is set out below:

Sq. ft @ $2.50 @ $3.00
Excluding Multi Use 2 area | 539,000 $1,347,500 $1,617,000
Including Multi Use 2 area | 702,000 $1,755,000 $2,106,000

The range of costs bearable by development is about $1.35 million to $2.11 million. This
report will use the midpoint of these figures for the rest of the analysis, bearing in mind
the variability of the figures. The mid point is about $1.73 million.

This figure increases if the Civic and Institutional area is developed as commercial. At
about 61,000 square feet, it adds $152,500 to $183,000 to the bearable cost.

Servicing costs paid up front by developers should be subtracted from the costs bearable
by developers in order to arrive at the net cost bearable by developers after paying
servicing charges.

The net costs bearable by developers are as follows:

Initial costs bearable by development ' $1,730,000

minus roads DCC ($336,000)

minus parks DCC ($94,000)

minus 5% Parkland dedication ($90,000)

minus water connection ($116,000)

Net costs bearable by development $1,094,000
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Simple 10 Year Analysis - No Borrowing

This section sets out the results of a simple analysis of costs and revenues over 10 years,
without considering borrowing.

Total Revenues (or items not requiring expenditure):

Net Cost Bearable by Developers $1,094,000
DCC revenues from Town Centre $309,000
DCC revenues from outside Town Centre $2,867,000
Water Charges $116,000
Sewer Collection Charges $150,000
Extra Property Tax Revenue $960,000
Total $5,496,000
Total Costs
Road Capital Costs $5,060,000
Road Maintenance Costs over 10 Yrs $135,000
Total Costs $5,195,000

Revenues minus costs

Revenues $5,496,000
minus Costs ($5,195,000)
Remaining Revenue $301,000

The analysis indicates that the revenues for the Town Centre road exceed the costs by
$301,000. This, however depends on a number of factors. The most critical factor is the
revenue generated by DCCs through development in the rest of the community. The
analysis is also based on the assumption of no borrowing. The next section examines the
results of borrowing and various development options.
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Cash Flow Analysis With Some Borrowing

The cash flow results are based on the following assumptions:

¢ The District borrows the money required after subtracting the projected amount in the
DCC reserve fund and the amount bearable by developers;

e The money is borrowed over 20 years at Municipal Finance Authority rates of 6.9%
plus the 3.024 % sinking fund factor;

e The analysis continues for 20 years until the loan is paid off.

The Spreadsheets used in the cash flow analysis are included in Appendix C.

Four Scenarios are examined:

Scenario 1: DCC Revenues Continue for 20 Years - Same as the 10 year simple
analysis, but with borrowing and with development proceeding outside the Town Centre
at the rate set out in the DCC bylaw. It assumes that only 50 units per year are developed
from 2008 to 2018 in the area outside the Town Centre, Tyndall Road and South West

Winfield.

Scenario 2: DCC Revenues Stop after 10 Years - DCC revenues stop after 10 years,
because it may be unreasonable to expect to continue collecting DCCs over 20 years for a
road that has already been built.

Scenario 3: Scenario 2 With Redirected Property Taxes - Same as scenario 2, but
additional property tax revenues only go toward road maintenance, the remaining
revenues go toward providing and expanding services required in the community,
associated with population growth.

Scenario 4 : Scenario 2 With Half DCC Revenues in First 10 Years- Same as scenario
2, but DCC units are half the amounts projected in the DCC Bylaw, for the first 10 years.

For each scenario, two Town Centre development options are examined: a high
development option, and a low development option. These development options are as
discussed earlier. The low development scenario has 120,000 square feet of commercial
and 25 residential units. The high development scenario has 175,000 square feet of
commercial and 40 residential units.
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So what is the District’s position after 20 years? The results are set out the table below.

Scenario Low High
Development Development
1. DCC revenues continue for 20 years $116,000 $709,000
2. DCC revenues stop after 10 years (32,089,000) | ($1,496,000)
3. Scenario 2, with redirected Property taxes ($3,831,000) | ($3,662,000)
4. Scenario 2, with half DCC units in first 10 years ($3,757,000) | ($3,164,000)

The results show that if development proceeds at projected rates, and DCC revenues are
collected over a 20 year period, the revenues will exceed the costs, even with borrowing
and low development in the Town Centre.

However, the results also show that:

e if DCC revenues only continue for 10 years, or
if the rate of growth slows, or

 if the additional tax revenues are required for purposes other than to pay off the road,
combined with DCC revenues continuing only for 10 years,

then the District will have a shortfall of between $1.5 million and $3.8 million dollars.

Other than increasing general municipal property taxes, a number of options are available
that may be able to address part of this shortfall. These options include:

e Having development in the Tyndall Road, South West Winfield, and broader Urban
Containment areas pay DCCs toward the Town Centre Road. This option is examined
in slightly more detail below.

o Establishing a Specified Area covering all of Lake Country, or perhaps the urban
containment area to pay for part of the Town Centre Road (although such a Specified
Area initiative could be quashed by land owners). This option is examined in slightly
more detail below.

* Increasing commercial property tax rates to help pay for the road (although this would
result in other commercial areas of Lake Country paying for the Town Centre Road,

which may not be acceptable).

* Having land owners within the Town Centre area pay a higher proportion of the costs.
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Key Development areas pay DCCs toward Town
Centre Road

The Tyndall Road, South West Winfield, and broader Urban Containment areas could
pay DCCs toward the Town Centre Road. The DCC bylaw currently awaiting approval at
the Ministry of Municipal Affairs allocates 25% of the Town Centre Road costs to the
Town Centre area, with the rest allocated to the rural area outside the Town Centre,
Tyndall Road and Southwest Winfield. This analysis identifies the result of changing the
assumptions and having the Tyndall Road and Southwest Winfield area as well as the
broader Urban Containment area could pay for 75% of the capital cost.

Projections currently being done by the District show 1419 residential units developing in
the Town Centre, Tyndall Road and South West Winfield area over the next 10 years.
After subtracting the 40 residential units that may develop in the Town Centre, 1379 units
remain. Allocating 75% of the road costs, or $3,795,000 across the 1379 units results in a
DCC of about $2,750 per unit, above and beyond any other proposed DCCs. The analysis
assumes DCCs are collected only for the first 10 years.

Several options are set out below based on the $2,750 Development Cost Charge. These
include:

e growth options:

e high growth in the Town Centre,or
e low growth in the Town Centre;

e options on how additional tax revenues are used:
¢ directing additional property tax revenues from the Town Centre area to the
Town Centre road, or
o directing the property taxes to other requirements associated with growth;

e Borrowing options:

e borrowing over 20 years, or
e borrowing over 10 years.
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The results of the options are set out below:

Scenario Low High
Development | Development

20 Year Borrowing:(results after loan paid in 20 yrs)

e extra property taxes go to Town Centre Road ($937,000) ($344,000)
e extra property taxes do not go to Town Centre Rd ($2,679,000) (52,510,000)
10 Year Borrowing:(results after loan paid in 10 yrs)

e extra property taxes go to Town Centre Road ($610,000) ($309,000)
e extra property taxes do not go to Town Centre Rd ($1,365,000) ($1,196,000)

The results show that:

e The DCCs from the Tyndall Road, Southwest Winfield, and Urban Containment areas
can reduce the initial shortfall of $1.5 - $3.8 million down to $0.3 - $2.5 million. A
shortfall still remains because long term interest costs cannot be included in DCC

charges.

e High development in the Town Centre results in less of a shortfall than low

development. :

e Borrowing over 10 years results in less of a shortfall than borrowing over 20 yeafs.
The shortfall is reduced significantly if the extra property taxes generated from the
new development are seen as going toward paying for the capital costs of the Town

Centre Road.

Specified Area

Another option is to establish a specified area, perhaps covering the Urban Containment

area, to pay for part of the Town Centre Road.

The specified area could pay the amount remaining after considering the amounts paid by
developers. These include DCCs, water capital charges, sewer collection system charges,
and the net amount bearable by developers. After subtracting these items, about
$3,391,000 would need to be paid by the specified area. That amount borrowed through
the Municipal Finance Authority over 20 years will result in annual payments of

$336,523.

The annual $336,523 payment divided by the 1779 properties in the Urban Containment
area results in an annual payment of about $189 per year, per property, for 20 years.
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The specified area charges could virtually eliminate the shortfall because the charges
would pay for both principal and interest costs associated with borrowing.

Summary

In summary, based on the assumptions and analysis shown above, the financial impacts
of building the Town Centre road are as follows:

e If the District did not have to borrow to pay for the Town Centre road, the District
would realize a net revenue of about $300,000 after 10 years.

¢ The District could face a $1.5 million to $3.8 million shortfall with borrowing, unless
DCCs are collected for 20 years and all the additional property tax revenues from the
Town Centre are directed towards the Town Centre Road.

e The District could reduce the shortfall by imposing an additional DCC of about
$2,750 on the Tyndall Road, South West Winfield and Urban Containment areas.
With the additional DCC, the shortfall is reduced to $0.3 - $2.5 million.

¢ Alternatively the shortfall could be avoided by establishing a Specified Area Charge
on the 1779 properties in the Urban Containment boundary of about $189 per year for

20 years.
It is also important to note the following:

e many other combinations and permutations of cost recovery options could be
investigated. Due to the brief and limited scope of this analysis only some of the main
options have been examined.

e The District will need to consult carefully with all the land owners in the Town
Centre area prior to proceeding with the Road in order to address the costs they will
bear, the form and design of development, the alignment of the road, and other issues.
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Cost Estimate Appendix A
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WINFIELD TOWN CENTRE PLAN

uslfile: 1157706.1

MAIN STREET COST ESTIMATE - OPTION 1 10-Sep-97
ITEM |DESCRIPTION UNIT [QUANTIT UNIT AMOUNT
PRICE
Section 1 - Site Work and Grading
1.1|Mob/Demob, Surveys, and Layout L.S. 1S 15,0001S 15,000
1.2|0rganic Stripping cu.m. 5,800| S a(S 20,300
1.3|Clearing and Grubbing Ha 1S 15000{S 15,000
1.4]Domolish Existing Structure L.S. 1S 475,000(S 475,000
1.5|Remove Excess Material cu.m. 2,000 S 171S 34,000
1.6|Imported Material cu,m. 12,000 S 10{S 120,000
Subtotal Section 1 - Site Work and Grading| § 679,300
Section 2 - Storm Sewers
2.1|Catchbasins c/w Leads ea. 22| S 1,800 | S 39,600
2.2{Manholes ea. 13; S 2,000(S 26,000
2.3{PVC Ultra Rib Pipe
- 525 mm diamter l.m. 300( S 160 | S 48,000
- 600 mm diamter [.m. 400! S 1751S 70,000
- 675 mm diameter l.m. 150( S 1901 S 28,500
- 750 mm diamter [.m. 150( S 210| S 31,500
2.411000 mm diameter Qutfall include creek work |L.S 1S 34,0005 34,000
2.5{Storm Detention Facility LS 1S 10,000(S 10,000
2.6]1000 mm diameter Culvert Hlm. 225| S 2501 S 56,250
Subtotal Section 2 - Storm Sewers| § 343,850
Section 3 - Sanitary Sewers
3.1]As provided by Alliance Professional Services |L.S. 11'S 245,000 S 245,000
3.2|Add allowance for service connections ea. 46| S 800|S 36,800
subtotal Section 3 - Sanitary Sewers | § 281,800
Section 4 - Watermains
4.1|PRV Station - No Telemetry L.S. 11S 40,000}S 40,000
4.2|Tie in to 800 mm diameter high pressure main |L.S. 116 8,000|S 8,000
4.3|Tie in to 150 mm diameter arterial main L.S. 118 1,500 | S 1,500
4.4|Hydrant assembly @ 75 m spacing ea. 15[ S 3,000|$ 45,000
4.51250 mm diameter watermain with fittings l.m. 1,000 | S 160 (S 160,000
4.6|Gate valves ea. 31S 1,200 S 3,600
4.5|Large Service Connections ea. 1018 2,000|$ 20,000
4.4|Small Service Connections ea. 35(S 700(S 24,500
4.5|Air Valve and Chamber ea. 31 6,500({S$ 19,500
Subtotal Section 4 - Watermains | § 322,100
Section 5 - Roadways
5.1|Type 2 - Curb and Gutter l.m. S 251§ -
5.2|Paver Stone Sidewalk 2 m wide l.m. S 3019 -
5.3|Mono Curb and Gutter with 2 m wide Sidewalk {l.m. 2,320 S 50|S 116,000
5.4|Subgrade Preparation - top 300 mm sg.m. 16,500 | S 5|1S 82500
5.5{Primer and Tack litre 4060(S 0501{S 2,030
5.6|Asphalt Pavement 50 mm thick sg.m. 14,000 S 6[(S 84,000




WINFIELD TOWN CENTRE PLAN

uslfile: 1157706.1

MAIN STREET COST ESTIMATE - OPTION 1 10-Sep-97
ITEM|DESCRIPTION UNIT [QUANTIT UNIT AMOUNT
PRICE
5.7{25 mm minus crush base 150 mm thick tonne 6,000 S 18| S 108,000
5.8|Pit Run sub-base 450 mm thick tonne 18,000 | S 14 1S 252,000
Subtotal Section 5 - Roadways | § 644,530
Sectionh 6 - Shallow Utilities
6.1|Common Trenching, Bedding, and Backfilling |{l.m. 1000{ S 20S 20,000
6.2|West Kootenay Power - Primary and Secondary|l.m. 1000| $ 50(S 50,000
6.3|Shaw Cable l.m. 1000{ S 615 6,000
6.4|BCTel l.m. 1000( S 1015 10,000
6.5{Street Lighting power feeds I.m. 20007 S 10{S 20,000
6.6|Allowance for BC Gas Pre-Ducting L.S. 11 S 2,000 (S 2,000
subtotal Section 6 - Shallow Utilities | § 108,000
Section 7 - Landscaping
7.1|Davit Street Lights and Bases ea. 20( S 3,5004S 70,000
7.2{Intersection work ea. 3|S 5800|S 17,400
7.3|Roadway Markings I.m. 1200} S 118 1,200
7.4{Signs - post mounted ea. 12| S 500 | S 6,000
7.5|Street trees including Hardware ea. S 1,200 S -
7.6|Irrigation for trees LS. S 20,000]S
subtotal Section 7 - Landscaping [ § 94,600
Section 8 - Side Streets
8.1|Refurbish Hill Road + Add Utilities l.m. 120] S 1,100 |S 132,000
8.2|Add New Road .m. 751 S 1,2501S 93,750
Subtotal Section 8 - Side Streets | § 225,750
Section 9 - Provisional items
9.1|Rock Removal cu.m. 500f S 2001S 100,000
9.2|Replace Unsuitable Trench Material cu.m. 9000| S 15(S$ 135,000
9.3|Well Point Dewatering l.m. 5001 S 150 | S 75,000
Subtotal Section 9 - Provisional items | § 310,000
I I l
SUBTOTAL SECTIONS 1-9 . $ 3,009,930
ENGINEERING AND CONTINGENCIES PAZI S 902,979
TOTAL COST (EXCLUDING GST) $ 3,912,909
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WINFIELD TOWN CENTRE PLAN uslfile: 1157706.1
MAIN STREET COST ESTIMATE - OPTION 2 10-Sep-97
ITEM|DESCRIPTION UNIT [QUANTIT UNIT AMOUNT
PRICE
Section 1 - Site Work and Grading
1.1|Mob/Demob, Surveys, and Layout L.S. 11 S. 15,0001 S 15,000
1.2{0rganic Stripping cu.m. 5,800| S a(s 20,300
1.3(Clearing and Grubbing Ha 1S 15,000]|S 15,000
1.4|Domolish Existing Structure L.S. 1S 475,000|S 475,000
1.5|Remove Excess Material cu.m. 2,000 (S 17 1S 34,000
1.6{iImported Material cu,m. 12,0001 S 10|S 120,000
Subtotal Section 1 - Site Work and Grading| $ 679,300
Section 2 - Storm Sewers
2.1|Catchbasins ¢/w Leads ea. 22| S 1,800 1S 39,600
2.2{Manholes ea. 13| S 2,000 S 26,000
2.3|PVC Ultra Rib Pipe
- 525 mm diamter Im. 300{ S 1601 S 48,000
- 600 mm diamter I.m. 400( S 1751 S 70,000
- 675 mm diameter I.m. 150| S 190 | S 28,500
- 750 mm diamter I.m. 150( S 210 S 31,500
2.4]1000 mm diameter Outfall include creek work LS 1S 34,000 5S 34,000
2.5|Storm Detention Facility LS 1S 10,0001 S 10,000
2.6[1000 mm diameter Culvert I.m. 225( S 2501 S 56,250
subtotal Section 2 - Storm Sewers| § 343,850
Section 3 - Sanitary Sewers
3.1{As provided by Alliance Professional Services L.S. 11S 245,000|S 245,000
3.2|Add allowance for service connections ea. 46i S 800 | S 36,800
Subtotal Section 3 - sanitary Sewers | $§ 281,800
Section 4 - Watermains
4 1|PRV Station - No Telemetry LS. 11$ 40,000}S 40,000
4.2|Tie in to 800 mm diameter high pressure main LS. 1185 8,000 | S 8,000
4.3|Tie in to 150 mm diameter arterial main L.S. 118 1,500 | S 1,500
4. 4|Hydrant assembly @ 75 m spacing ea. 1515 3,000 (S 45,000
4.5{250 mm diameter watermain with fittings Il.m. 1,000 | S 1601S 160,000
4.6|Gate valves ea. 3|S 1,2001(S 3,600
4.5(Large Service Connections ea. 101(S 2,000 | S 20,000
4.4|Small Service Connections ea. 351 700 | S 24,500
4.5|Air Valve and Chamber ea. 318 6,500 | S 19,500
Subtotal Section 4 - Watermains | $§ 322,100
Section 5 - Roadways
5.1|Type 2 - Curb and Gutter l.m. 2,320 S 251 58,000
5.2|Paver Stone Sidewalk 2 m wide I.m. 2,320 S 30(S 69,600
5.3|Mono Curb and Gutter with 2 m wide Sidewalk |l.m. S 501(S -
5.4{Subgrade Preparation - top 300 mm sq.m. 16,500 | S 51§ 82,500
5.5|Primer and Tack litre 4,0601S 0.501]5S 2,030
5.6|Asphalt Pavement 50 mm thick sg.m. 14,0001 S 615 84,000




WINFIELD TOWN CENTRE PLAN

uslfile: 1157706.1

MAIN STREET COST ESTIMATE - OPTION 2 10-Sep-97
ITEM |[DESCRIPTION UNIT |QUANTIT UNIT AMOUNT
PRICE
5.7{25 mm minus crush base 150 mm thick tonne 6,000 ]S 181S 108,000
5.8{Pit Run sub-base 450 mm thick tonne 18,000 S 141S 252,000
Subtotal Section 5 - Roadways | $ 656,130
Section 6 - Shallow Utilities
6.1|Common Trenching, Bedding, and Backfilling I.m. 1000| S 20| S 20,000
6.2{West Kootenay Power - Primary and Secondary |l.m. 1000} S S0¢S 50,000
6.3|Shaw Cable l.m. 1000( S 6|S 6,000
6.4{BCTel l.m. 1000{ S 10148 10,000
6.5|Street Lighting power feeds l.m. 2000]| S 1018 20,000
6.6[Allowance for BC Gas Pre-Ducting LS. 1S 2,000 S 2,000
subtotal Section 6 - Shallow Utilities [ § 108,000
Section 7 - Landscaping
7.1|Davit Street Lights and Bases ea. 20] S 3,500 (S 70,000
7.2}Intersection Work ea. 31S 5800 S 17,400
7.3|Roadway Markings I.m. 1200| S 1185 1,200
7.41Signs - post mounted ea. 121 S 500 | S 6,000
7.5|Street trees including Hardware ea. 401 S 1,200} S 48,000
7.6llrrigation for trees LS. 1S 20,000]|S 20,000
Subtotal Section 7 - Landscaping | § 162,600
Section 8 - Side Streets
8.1{Refurbish Hill Road + Add Utilities I.m. 1201 S 1,700 S 132,000
8.2|Add New Road l.m. 75| S 1,250 S 93,750
Subtotal Section 8 - Side Streets | § 225,750
Section 9 - Provisional items
9.1|Rock Removal cu.m. 500 S 2001S 100,000
9.2{Replace Unsuitable Trench Material cu.m. 9000} S 15S 135,000
9.3|wWell Point Dewatering i.m. 500| S 150 | S 75,000
Subtotal Section 9 - Provisional items | § 310,000
[ | |
SUBTOTAL SECTIONS 1 -9 S 3,089,530
ENGINEERING AND CONTINGENCIES S 926,859
TOTAL COST (EXCLUDING GST) S 4,016,389




Notes on Main Street Cost Estimates 7
O/JE )
Scction | D H"of’/__'__ §
¢ Note $470.000 for demolition of structure =~
e Removal and Imported material arc allowances for grading and site prep not for roadwany
construction or utility trenches

Section 2

* Storm sewer concept was based on the Winfield Town Centre Storm Drainage Plan completed by
USL for the Regional District. The concept included two outfalls on Main Street. This cost estimate
assumes only onc will service the Town Centre. The second outfall in‘assumed to sen ice the
development area to the South of Beaver Lake Road.

¢ Anallowance for a detention facility has been made. however. this may not be required if the District
adopts a more relaxed policy on storm water quality.

e Sizing of storm sewer system was bascd on the Rational Method using the 1:100 year storm event.

e The catchment area included the entire development from the highway down to the creck. this might
be a bit conscrvative because the area 1o the ereek side of the road would net likely all drain to the
road. The drainage area uphill of the highway was assumed to be picked up by the highway. and not
impact on the proposed development.

Section 3
s Cost provided by APS was assumed not to include service connections.

Scction 4

e Includes allowance for PRV to reduce pressures from 230 psi on the 800 diamcter main line to
approximately 90 psi system pressures. PRV station does not include telemery or a computer
supervisory system.

e Pipe sized for a fire flow allowance of 150 I/s which is typical of commercial deveclopments.

Section 5
e Pavement structure consists of 50 mm asphalt. 150 mm crush. and 430 imported pit run.

Section 6

Section 7
e lrrigation was added for the trees.

Section §
¢ Refurbishing of Hill Road including milling of the existing paved surface.
e Allowance for Sewer, Water, Storm, and other utilities included.

Section 9

¢ Rock quantity was estimated at approximately 2.5% of the total excavated volume of soil for the
utility trenches.

* Replacement of Unsuitable material was based on 50% of the total estimated volume of soil for the
utility trenches.

e Dewatering for installation of the utility trenches was based on well points required for half of the
length of the road.

e These quantities could vary quite substantially depending on actual on site soil conditions.



DCC Comparison

Appendix B

The following table compares commercial DCCs proposed in Lake Country to other

Okanagan Communities.

Municipality Roads Parks

Kelowna $0.85 - $3.44 na

Vemon $0.29 na

Penticton $0.81 na

Kamloops $0.25 na

Coldstream $4.24 na

Peachland $0.10 na

Salmon Arm $0.54 - $1.93 na

Summerland na na

Lake Country (Proposed) $1.47 $0.41
District of Lake Country 15 Urban Systems Ltd.
Winfield Town Centre Economic Analysis September 1997
Draft Phase 2 Report 1157706.1
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