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Recommendation:

That this report be received for information.

Report Summary

This report responds to an inquiry from Councillor S. Mandel regarding concessions by the City to West Edmonton Mall, and the economic benefits of West Edmonton Mall. 

Previous Council/Committee Action

· At the October 9, 2002, Executive Committee meeting, this item was postponed to the October 23, 2002, Executive Committee meeting.

· At the April 24, 2002, City Council meeting, Councillor S. Mandel made the following inquiry:

“Over the past few months and even prior to being elected, a substantial number of people have alluded to the massive concessions that the City gave to West Edmonton Mall.  Even as early as at last week’s Community Services meeting the issue was raised.

As a West end resident, a taxpayer and a Councillor, I would like this once and for all to be straightened out.  So in response to this I would like the Administration to report on:

1. Have there been any concessions given to West Edmonton Mall?  I would like these divided into:

a. Tax incentives.

b. Planning incentives.

c. Transportation incentives.

d. Cash inducements.

e. Other.

2. How much has West Edmonton Mall paid since the day it opened in property tax?

3. How much have the tenants of the Mall paid in Business Tax?

4. How many people are employed at the Mall?

5. How many tourists visit West Edmonton Mall?  Can we determine the spin off effect of those visitors on our local economy?

6. What does the City spend on tourism promotion?  If available compare it with the West Edmonton Mall’s budget.

7. In the years that the Mall was originally built and the subsequent expansions, what was the commercial construction in those years in the city?”

Report

Question #1:  Have there been any concessions to West Edmonton Mall?

Tax Incentives 

The City of Edmonton’s Taxation Branch reports that it did not find anything in its review of the City’s financial records to indicate that tax incentives had been granted to West Edmonton Mall. 

The Taxation Branch further reports that West Edmonton Mall has in certain years appealed their property and business tax assessments to the Assessment Review Board, which has granted some adjustments. 

Planning Incentives

The Planning and Development Department reports that it has not given West Edmonton Mall any preferential treatment when reviewing and approving the Mall’s development applications. The City’s scope for relaxing development regulations is limited and clearly defined by the Municipal Government Act.  For example, the City (Planning Department development officer) cannot vary land use, density, floor area ratio or height from those permitted in a zone.

The Planning and Development Department did not support the initial development of the Mall at its existing location, nor did it support subsequent expansions. 

Notwithstanding the above, and as noted below, the Planning and Development Department in consultation with the Transportation and Streets Department has granted relaxations to parking requirements for West Edmonton Mall, from time to time.

Subdivision and Development Appeal Board Relaxations

The Subdivision and Development Appeal Board (SDAB) has approved various changes to land use, floor area ratio, and height since the Mall opened.  The following is a list of more recent development permit applications that were refused by the Planning and Development Department, appealed by West Edmonton Mall, and approved by the SDAB: 

1. DAB/95-276, Project No. 412510-001: To construct a 214 unit hotel in West Edmonton Mall, Phase 1 (1995); DAB decision: “that the appeal be allowed and the development granted, and the excess in height be waived.”

2. SDAB – D-97-093, Project No. 463794‑001: To construct a freestanding business identification sign with electronic changeable copy (3 sided), replace existing sign, amend existing comprehensive sign design plan; SDAB decision:  “that the appeal be allowed and the development granted, and the applicable sign regulations all be waived, subject to the following conditions:  a) that the intensity of the level of lighting continue to be to the satisfaction of the City Engineer; and,   b)  that the equipment installed have the ability to change the intensity of lighting if so required by the City Engineer.”

3. SDAB – D-97-093, Project No. 572132‑001:  To construct a freestanding business identification sign with electronic changeable copy (West Edmonton Mall / Fantasyland Hotel), relocate the existing sign from the southeast corner to the northwest corner of the site; SDAB decision:  “that the appeal be allowed and the development  granted, subject to the following conditions: a) the sign be reduced in height by 15 feet and the appellant provide a revised elevation of the sign to the satisfaction of the Board; b) the travelling message centre and illumination be only operated between the hours of 6:00 a.m. and midnight; and, c) the appellant provide a landscaping plan to the Board showing those trees affected by the relocation of the sign.  New trees shall be of a minimum of similar size.”

4. SDAB-D-97-364, Project No. 609313‑001:  To expand the existing golf range use (on the Phase 3 roof) and construct alternate structure to the existing building; SDAB decision:  “that the appeal be allowed and the development granted.”

5. SDAB – D-97-365, Project No. 609312‑001:  To construct an addition to West Edmonton Mall, relocate existing Famous Players Theater, and operate spectator entertainment establishments (12 cinemas and 1 IMAX); SDAB decision:  “that the appeal be allowed and the development granted, and the deficiency in parking spaces and excess in building height both be waived.”

Transportation Incentives

The Transportation and Streets Department has reviewed the funding of transportation improvements in the area around West Edmonton Mall since the Mall opened and concluded that the Mall did not receive any transportation concessions, and has not been treated differently than other large commercial developments.  

More specifically, the Transportation and Streets Department reports that West Edmonton Mall has paid for the construction of all accesses and associated roadway modifications and traffic signals to date.  The Mall also paid for the pedestrian overpass at 90 Avenue and 170 Street, as well as the berming along 170 Street.

The traffic signals at 87 Avenue and 175 Street, and at 90 Avenue and 170 Street were cost-shared between the City and the Mall, based on the assumption that more than the Mall benefited.

The widening of 170 Street from four to six lanes was constructed by the Mall as part of the access improvement to 170 Street and the costs shared between the City and the Mall as this improvement benefited both parties.

West Edmonton Mall has paid approximately  $9 million in roadway improvements to date.

Notwithstanding the above comments, the Mall was granted a relaxation of parking requirements in exchange for the Transit Terminal.

Parking relaxations have also been granted for various development permit applications. These latter relaxations were typically granted by the Planning and Development Department Development Officer in consultation with the Transportation and Streets Department on the basis of information and analyses contained in detailed Parking Impact Assessments. 

Parking relaxations were also granted, as noted above, by the Subdivision and Development Appeal Board.

Cash Inducements

The City has never offered any cash inducements to West Edmonton Mall.

Other

The Drainage Services Branch advises that West Edmonton Mall has not received any special treatment, and has been required to comply with accepted engineering practices and servicing standards for sanitary and storm sewers.  

Question #2:  How much has West Edmonton Mall paid in property tax since the day it opened?

West Edmonton Mall has paid more than $163 Million in property taxes to the City of Edmonton since it opened.

More specifically, the Taxation Branch reports that West Edmonton Mall paid a total of $161,301,804.19 in property taxes to the City between 1981 and 2001 inclusive for the main mall property at 8882-170 Street.  This sum includes:  $80,666,779.16 Municipal; $59,742,451.82 School; and, $20,892.573.21 Local Improvements. 

West Edmonton Mall Property Inc. paid a total of $1,660,141.76 in property taxes between 1983 and 2001 for the property at 17410-87 Avenue (transit terminal).  This sum includes:  $361,596.96 Municipal; $284,486.88 School; and, $1,014,057.92 Local Improvements.

West Edmonton Mall Property Inc. also paid a total of $217,380.34 in property taxes between 1986 and 2001 for the property at 17310-90 Avenue (overflow parking lot).  This sum includes:  $123,490.73 Municipal; and $93,889.61 School. 

Question #3: How much have the tenants of the Mall paid in business tax?

The tenants of West Edmonton Mall paid a total of $40,686,098.16 to the City in business taxes for the eight-year period of 1995 to 2002 inclusive.

The Taxation Branch reports that it is unable to provide information on total business taxes paid by the Mall for years prior to 1995.  All assessment and tax history for 1994 and earlier is stored on microfiche, and there is no way of identifying business accounts as they relate to a specific property such as West Edmonton Mall, prior to the implementation of the City’s TACS billing system in 1995.

Question #4:  How many people are employed at the Mall?

West Edmonton Mall reports on their website that “the Mall offers 23,500 employment opportunities.”  

A study on the Economic Impacts of West Edmonton Mall (1986-2000) prepared by Econometric Research Limited for West Edmonton Mall reported that the Mall provided a “sustained employment of 15,722 incremental full time job equivalents for the 15 year period.” 

Economic Development Edmonton and the Planning and Development Department cannot verify the above statistics. 

Question #5:  How many tourists visit West Edmonton Mall?  Can we determine the spin-off effect of those visitors on our local economy? 

The study referenced in the response to Question #4 noted that West Edmonton Mall “clearly acts as a tourism generator for a portion of the total visitors to Edmonton.”

A 1991 Alberta Resident Travel Survey quoted in the above study, found that Albertans who indicated that West Edmonton Mall was the main purpose of their visit to Edmonton, spent $80 million at the Mall, and another $32 million in Edmonton during their visit.

A 1990 Alberta Non-Resident Travel Exit Survey found that non-residents of Alberta who visited the Mall, regardless of their main trip purpose, spent $83.5 million at the Mall and another $116.5 million in Edmonton during their visit. 

Some economists use a factor of 2.0 to estimate the multiplier effect for major tourist attractions/commercial developments.

Economic Development Edmonton (EDE) has not conducted an independent economic impact assessment of West Edmonton Mall, or a census of tourists visiting the Mall.  EDE notes that the definition of “tourist” used by the Mall in its study may be different than the definition used by Statistics Canada.

Question #6:  What does the City spend on tourism promotion?  If available, compare it with the West Edmonton Mall’s budget.

West Edmonton Mall reports that their total annual promotional budget (2002) is $3,228,000.00.

Economic Development Edmonton reports that the City of Edmonton contributed $1,400,000.00 to Edmonton Tourism’s annual budget in 2002.

Question #7:  In the years that the Mall was originally built and the subsequent expansions, what was the commercial construction in those years in the City? 

The value of commercial building permits issued by the City for each year since the Mall was originally built is summarized in the Table below.  The years in bold typeface are the years that each new phase of the Mall opened. 




Value of Commercial Building Permits ($)

City of Edmonton  1978-2001

1978
179,860,891.00

1979
298,505,989

1980
361,947,534

1981
513,428,713

1982
313,853,583

1983
169,456,600

1984
155,326,720

1985
196,934,700

1986
306,484,000

1987
205,481,000

1988
180,643,400

1989
164,189,500

1990
176,424,200

1991
184,911,700

1992
125,991,850

1993
127,757,500

1994
149,468,900

1995
140,362,000

1996
129,295,100

1997
154,427,500

1998
258,351,900

1999
215,105,600

2000
316,540,600

2001
270,115,700
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