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Research since June SPC T&T 

Since June 15, 2016 meeting

• bcIMC engaged Altus Group – review financial & other impacts
• Altus provided literature review on impacts of elevated & at-grade LRT’s
• BK consulted with other owners along 2nd Street to determine views 

Primary Findings

• 5% to 10% decrease in assessed values expected
• Findings based on two separate studies by BC Assessment on impact from 

Skytrain
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“If our objective in integrating higher order transit into 
our city is to create great places for walking, for 
commerce, living… elevated infrastructure doesn’t work 
well for any of those objectives.” 
- Jennifer Keesmaat, Chief Planner, City of Toronto

“Noise caused by elevated transit is problematic”

- Andy Byford CEO - TTC

Chicago BangkokScarborough, On
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“Elevated structures in the wrong corridor or location 
can create physical and visual separation and blight 
frontage properties.” 
- ITA Research (2003) on Bangkok’s Hopewell Line

“A peak of robberies occurring 1 to 1.5 blocks from L 
stations…potential targets and offenders…co-incide to 
create an oasis of potential targets for street robbers”

- Block & Davis (1996) on Chicago’s L

Chicago BangkokBangkok
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Significance  of 2nd Street 
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Significance  of 2nd Street 

8.6 million sf 
of office space impacted

21.5% 
of total downtown office inventory
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Disadvantages of Elevated & At Grade LRT

1. Noise and visual pollution
• Vancouver’s Skytrain
• San Francisco's BART

2. Traffic congestion 
• Bangkok’s Green Line
• Minneapolis’ Metro

3. Increased nearby crime
• Chicago’s “L”

Leads to:

 property values
 tax revenue
 property investment 

Vancouver

San Francisco
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Vancouver Skytrain - Review

5% - 10% 
reduction in property values

According to reports by:
• BC Ombudsman  
• BC Assessment Authority
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Impact – Calgary Lost Taxes 

Tax Loss Impact June SPC T&T 
Meeting

5% Value 
Reduction

10% Value 
Reduction

Assessed Value Reduction $    (297,300,000) $    (236,500,000) $    (473,000,000)

Annual Real Estate Taxes Lost $         (4,737,357) $         (3,768,533) $        (7,537,066)

Annual Business Tax Lost $             (550,830) $             (550,930) $        (1,101,660)

Total Potential Annual Tax Lost $    (5,288,187) $    (4,319,463) $    (8,638,726)

# Houses Equivalent @ $1,782 mean 2,968 2,424 4,848 

# Houses Equivalent (City Tax Only) 4,940 4,035 8,069 
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Advantages of Underground Transit

Girnau & Blennemann - 1989

• Shortens travel times

• Increases passenger loads

• Reduces car traffic 

• More space for pedestrians

• Greater traffic safety 

• Less environmental pollution 
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Conclusion

• Elevated & at-grade alignments do not work well in high density, 
mixed use and commercial environments.

• Assessment base on 2nd Street will suffer – everyone else will 
have to pay.

bcIMC & Bentall Kennedy support 
Green Line Alignment Option D - Underground 
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Presentation Outline 

Sept. 21, 2016 to Transportation and Transit SPC 

Re: Item TT2016-0705 

Introduction 

- Good morning Mr. Chairman and Councillors 
- My name is RW and I am here today representing the CE&S 

Background 

- By way of background, the Stampede prepared a  Concept Plan in 2006 
- Since that date, it has invested more than $1/2 billion for  facilities and infrastructure 
- The new Agrium Western Events Centre, Enmax Park, a new home for the Young Canadians, 

restoration of the Weston’s bakery to house an arts centred elementary and middle school, an 
amphitheatre and plaza, and  an archives centre  called the SAM as part of its new Youth 
Campus have been built, under construction or going through the approval process 

- As many of you know the Stampede has proposed a significant expansion to the BMO Centre, 
which will generate significant increases in attendance including a lot of out of town visitors who 
will likely use the LRT 

- There is also the question of a new arena location, and one possible location places the new 
arena on the north part of the Park, right by the Green Line 

- however all of the required support for those facilities will also require roadways capable of 
handling exhibitors, livestock, taxis, school buses, tour buses and the list goes on 

- Presently, the Park hosts, on average 1,800 events a year and draws up to 5 Million visitors each 
year (4 on the Park and 1 to the Saddledome)…can you imagine the numbers with the full 
buildout of the Concept Plan? 

The Green Line 

       -The Stampede has attended the City workshops for the Developed Areas Guidebook as part of this 
exercise and requested a meeting with the Green Line Team earlier this year, given both the positive 
and negative options facing the Park 

       -It first met with the team, along with CMLC in late May where it expressed its very serious concerns 
with regard to the 11th and 12th Ave surface alignment 

       -it also attended a meeting with the CSEC (Calgary Sports and Entertainment Corporation) and CMLC 
on July 4 along with the Green Team 

      - It re-iterated its concerns with how a surface alignment on 11th or 12th Ave. would compromise 
access to its front door. 

     -while the team was not able to clarify exactly how it might play out, but it did suggest the block 
where the two stations would be (somewhere around Stampede Trail and 12th) the roadway would be 
blocked for cars, buses, taxis, service vehicles 
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    -jumping to our other access point, presently the south entrance has created less than optimal access 
due to the LRT and 26th Ave 

     -the City is working with Stampede to try to alleviate this situation and to also create another access 
through a level crossing of 17th Ave into the Park, where people will be able to drive right through the 
Park (no parking fees!) and access the 4th St Underpass into downtown and the East Village 

    - The 12th Ave surface alignment will create an even bigger challenge than what the Stampede and 
City are facing with the 26th Ave situation, especial when you think of the above plans, along with extra 
development being thwarted by an at grade line on 12th Ave. 

  - The Stampede is suggesting that if the line is to go on 11th or 12th Ave, it should be underground and 
not surface again until near the bus barns 

  -The selection of the three choices took the Stampede by surprise. While I am sure it was an oversight 
of the Green Line Team, the Stampede was not informed of the choices or the open houses, but 
fortunately a community association invited the Stampede to its open house last week 

  Conclusions 

- The narrowing down of choices to three appears to be too narrow too quick 
- The report on page 6 outlines a number of issues to be addressed but there is nothing about the 

impact on the Stampede front door and its 5 million plus visitors 
- The  Stampede would request that at least one more option be kept on the table, that of an 

underground alignment on either 11th or 12th Ave to continue to remain underground until the 
vicinity of the Bus Barns 

- While it acknowledges the expense associated with underground construction, this area will 
continue to draw millions of Calgarians to the Park and the associated redevelopment to the 
north who will draw even more supporters of the line 

- It hopes that we will build a system that is capable of handling such intensity in a small area and 
that we don’t create another 26th Ave/LRT congestion point for our front door 

- The Green Line is indeed a key part of the infrastructure to make all of these venues accessible 
for not only visitors, but all Calgarians 

- I would be happy to answer any questions  
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