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RECOMMENDATION

A.

THAT Council approve the recommendation of the Woodward's
Steering Committee, made in accordance with the Request for Proposals
issued April 13, 2004 (the ""RFP'"), for staff to enter into negotiations
with Westbank Projects Corp./The Peterson Investment Group Inc.
(“Westbank™) to be the developer (the "*Developer™) for the Woodward's
site (the ""Project™), to carry out the Project substantially in accordance
with its Proposal (a ""Proposal’’) as further evolved through the normal
development approval process.

THAT Council require, as a condition of the approval in
Recommendation A, that the Developer address to the satisfaction of the
City the following development conditions applicable to its Proposal for
report back:

I. design development to improve the project scale and
proportional relationships of the tower and street-walls to the
historic precinct, especially consideration of lowering the tower
height, and consideration of off-site transfer of density
possibilities;

ii. design development to improve heritage conservation in line
with typical mainstream principles and practices; and

iii. design development of public open space, both open-air and
covered, to improve general accessibility and clarity of public



and semi-public access, especially acknowledging the upper-
floor open spaces might not be useful for the general public but
will be attractive for on-site residents, and that ground space
must be designed for general public use.

C. THAT Council authorize the Director of Real Estate Services, in
consultation with the Directors of the Housing Centre and Social
Planning, to negotiate the terms and conditions of the following
agreements with the Developer, with the view to minimizing the City’s
financial risk and exposure:

(i) acontract of purchase and sale (The “Sale Contract™) for the sale of
the Woodward’s site to the Developer; and

(if) a development agreement (the ""Development Agreement') for the
development of the Project substantially in accordance with the
Developer's Proposal and other conditions set out herein;

which agreements must be to the satisfaction of the Director of Legal
Services, provided that the Woodward's Steering Committee will report
back to Council for approval of the final terms and conditions of each
such agreement prior to execution of same.

D.  THAT Council instruct the Directors of Cultural Affairs and Social
Planning, in conjunction with the Director of Facility Design and
Management, to report back to Council in 2005 with recommendations
for the users in the Non-Profit Premises Category which the City wishes
to consider as potential owners/tenants of space in the portion of the
Project to be owned by the City (the “City Parcel™).

E. THAT no legal rights or obligations shall arise or be created until the
legal agreements are fully executed between the City and the Developer
on terms and conditions to the satisfaction of the Director of Legal
Services.

CITY MANAGER’S COMMENTS

The City Manager affirms that the RFP competition, the public consultation and
feedback conducted through the community open houses, and staff’s ultimate review
and evaluation of the developer Proposals was conducted in a fair, thorough, and
balanced manner and that these principles were strictly adhered to consistently



throughout the RFP process. The City is proud to facilitate the redevelopment of the
Woodward’s site and appreciates the commitment, time, expense and professionalism
evidenced by each proponent.

The City Manager notes that Council’s approval of the Developer recommended by
the Woodward’s Steering Committee is separate from, and will not fetter Council’s
discretion with respect to any proposed rezoning of the Woodward’s site, nor will such
approval restrict or otherwise limit the decision making authority of the Development
Permit Board or the authority and responsibilities of the Director of Planning,
Subdivision Approving Officer or any other civic official with delegated responsibility.

COUNCIL POLICY

On July 28, 1998, Council confirmed principles to provide general guidance to actions
and planning in the Downtown Eastside, Chinatown, Gastown and Strathcona areas
which included encouraging legitimate commercial activity, improving conditions at
the street level, improving or replacing existing Single Room Occupancy (“SROs”),
reducing crime, and helping community people to find allies and seek a common
future.

The Heritage Policies and Guidelines (reaffirmed by Council in April 1991) outline a
procedure to be followed in applying the heritage bonus provisions as permitted in the
Downtown Official Development Plan. The Transfer of Density Policy and Procedure
(amended by Council in August 2002) provide that heritage density from a
“donor”......

BACKGROUND

Information pertaining to Council’s previous decisions pertaining to the RFP can be
found in Appendix “A”.

DECISION RATIONAL FOR RECOMMENDATION

The Woodward’s Steering Committee (Appendix “B”) decision to recommend the
developer for Woodward’s was very difficult as the commitment, interest, and ultimate
submission presented by each of the three Proponent teams was creative, professional,
and thorough, and each developer brought a unique vision to the City; each with its own
strengths and challenges.

It is, however, the decision of the Steering Committee to recommend that the City enter



into negotiations with Westbank Projects Corp./The Peterson Investment Group Inc. as
the Committee and staff believe this Proposal best delivers the overall objectives sought
in the RFP. The Westbank Proposal not only compensates the City for its land
investment through the return of a built out 31,500 square foot City Parcel, but also
accepts the transfer of development risk from the City to complete the Project. Westbank
best addresses the needs of the DTES as expressed in the Project Guiding Principles, as
Westbank’s provision of social goods was rated highly in the community feedback
received by the City.

In fact, Westbank’s Proposal has identified and acknowledged the importance of social
development and community linkages, given careful attention to the needs and concerns
of the community and provided opportunities for the development of relationships for
neighbourhood participation. This Proponent has paid particular attention to the needs of
the full spectrum of community including addressing the needs of families with children,
seniors and Aboriginal involvement through meeting spaces, health and wellness, play
area design, childcare, public art and employment targets. Although Westbank has hired
PHS Community Advisory Services (Portland Hotel Society) to consult on community
needs and linkages, it is important to note that the City, not PHS will select the non-
profit tenants and non-market housing partners for the Project and the decision to
negotiate with Westbank as the Project Developer is mutually exclusive of Council’s
upcoming decision on whether or not to select PHS as the non-market housing sponsor.

Westbank’s overall basic urban design is also well thought out, yet flexible to
accommodate changes that may be required through the normal development permit
process. Westbank has committed to meeting a LEED silver target for sustainability and
has committed to evaluate the feasibility of attaining a higher rating if financially
feasible, and will participate in the creation of a Community Advisory Council to help
steer the project design and manage issues of concern in the local neighbourhood.
Westbank further demonstrates strong confidence in the local marketplace and proposes
a Project that will add a significant critical mass to the area to further stimulate
revitalization in the DTES.

Before arriving at this decision, the Evaluation Committee scrutinized each Proposal and
met with each developer to discuss each submission in detail. The Evaluation Committee
identified eleven specific evaluation categories to measure the performance of each
developer Proposal against the evaluation criteria as set out in the RFP. These evaluation
categories included the following:

1. overall quality of the submission;
2. performance of urban design and architecture, including compliance with
the planning and Urban Design Guidelines;
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demonstrated commitment to sustainable development;

4. heritage restoration and retention, including an assessment on the use of
established heritage incentives involving tax exemption, density bonusing,
and facade grant programmes contemplated;

5. project financial performance and return to City;

6. retail/commercial impact analysis;

7. provision of social goods & community linkages and delivery of the
Woodward’s Project Guiding Principles;

8. non-market housing;

9 engineering & transportation analysis;

10.  project schedule; and,
11.  community consultation and feedback.

A twelfth category could have included SFU’s review of the Proposals, but as this
criterion was not expressed in the RFP, SFU’s review did not effect the Evaluation
Committee’s recommendation. SFU advises, however, that its review concluded that its
program can be satisfactorily accommodated in the recommended Proposal.

Although all three Proposals had their own strengths and challenges in each of the
eleven evaluation categories, the Steering Committee has had to look at the overall
totality of each Proposal in arriving at a decision to recommend Westbank. Given that
the criteria set out in the Guiding Principles and the Urban Design Guidelines were
given primary significance in the RFP for the evaluation of the Proposals, the Steering
Committee believes that Westbank will result in being the most advantageous Project to
the City overall.

As the decision between the Concert/Holborn Proposal and Westbank Proposal was
extremely close, it is important that the overall decision rationale be explained clearly.
The decision rationale first looks to why Millennium was not selected and then explores
the material differences between the Concert/Holborn and Westbank Proposals.

As the analysis will show, Millennium offered the best financial terms to the City of the
three Proposals, but it is also noted that this offer is contingent on the developer gaining
a significant height/FSR allowance over the current Urban Design Guidelines.
Reviewing Millennium’s Proposal evidences the dichotomy that staff faced when trying
to balance the financial return and the urban design variables amongst the other
important project evaluation criteria. The Evaluation Committee agreed that
Millennium’s financial offer of +/- $22,000,000 to the City was attractive, but also
agreed that the attraction of this offer had to be tempered by Millennium’s performance
in meeting the other key objectives that the City established for the project. As a



principle for achieving the overall community, heritage, urban design, and City Parcel
objectives, for example, staff had to reconcile with the fact that money alone could not
buy a favorable decision. In fact, no one evaluation category could be relied upon to
such an extent that it alone carried a decision and that a recommendation would have to
flow from an overall performance review for all the categories collectively. When staff
evaluated Millennium’s performance in the areas of urban design & architecture,
community feedback, City Parcel, heritage, and provision of social goods, the reviews
were below the other two Proposals and the performance was sufficiently unsatisfactory
that they collectively offset Millennium’s best performance in the financial return
category. It is important to note the developer’s willingness to work with the City and
community to revisit its design and these overtures were greatly appreciated; but,
although Millennium presented an ambitious program that served to stimulate healthy
conversation in the community, the degree of redesign expected by staff would
compromise the Proposal to such an extent that it was deemed not to be possible to
apply the RFP evaluation criteria fairly, and therefore the Steering Committee have
agreed not to recommend Millennium as the project developer.

The issues separating Concert/Holborn and Westbank proved much more difficult to
evaluate and balance. Concert/Holborn presented a Proposal that received the strongest
community support, as measured by the feedback forms received by the City, and
presented the most preferred heritage and urban design and architecture scheme as
evaluated by City staff (and echoed by SFU), but Concert/Holborn also posed the
biggest concerns in the area of financial performance, primarily from a risk perspective,
and provision of social goods.

Westbank was judged very favourably in the community feedback, particularly for the
manner in which the Proposal addressed the provision of social goods, and also
succeeded strongly in the area of sustainability. Although Westbank did not perform as
well in its treatment of heritage issues, Westbank did place a close second to
Concert/Holborn in the areas of retail commercial neighbourhood impact and urban
design & architecture, although staff note the urban design requires further development,
particularly to settle on the appropriate building height and public space.

The determining issues really involved measuring and assigning financial risk and
uncertainty. These criteria were key factors in staff’s ultimate decision and while staff
are excited by the urban design elements of the Concert/Holborn Proposal, the link
proposed to the project at 1133 West Georgia Street; the transfer of risk to the City for
the City Parcel, construction and heritage upgrade costs; and the uncertain returns
associated with profit sharing on the market condominiums were material considerations
in not selecting the Concert/Holborn Proposal at this time. The fundamental premise of



the Concert/Holborn Proposal is to transfer between 400,000 and 467,000 square feet of
bonus/heritage density off of the Woodward’s property and adjoining western lands to
another property controlled by Concert/Holborn located at 1133 West Georgia Street.
Staff estimate the value of this density to be worth between $40M and $47M. The
Proposal is innovative in that two distressed properties could be redeveloped and the
profit made on 1133 West Georgia would form the economic incentive and rationale to
backstop the success of a challenged Woodward’s redevelopment, permitting the
developer to finance and assure delivery of the SFU and VCC programs, while
commensurately delivering affordable housing with a large public square still within a
sizable 545,000 square foot development.



The overriding concerns tempering Concert/Holborn’s positive performance stemmed
from the developer’s intent to transfer project risk back to the City. This risk transfer
took several forms:

Q) the obligation of the City to underwrite the entire costs of the 1903/1908 building
restoration and upgrade no matter what the amount;

(i) the reliance on the City participating in profit sharing for the sale of market
condominiums to cover the City’s land cost;

(i) process risk in requiring the City to rezone two separate properties concurrently
with the success of one being contingent on the other; and,

(iv)  notonly was it fundamental to Council’s decision last January in defining itself as
a Participating Investor not to bear these types of “developer” risks, but staff
could not hinge the success of Woodward’s on an unrelated development site.

It is important to also note the distinction in project massing between the Westbank and
Concert/Holborn Proposals. Westbank demonstrates a commitment to place a larger
amount of density on the Woodward’s site and staff believe the larger massing will
better achieve a critical mass to facilitate the revitalization of the surrounding
neighborhood not only through more residents living on-site, but also through the
establishment of much needed retail/commercial businesses.

Overall, Westbank has presented a viable, yet flexible, urban design, has been well
received by the community as a development partner, has demonstrated confidence in
the local marketplace, has accepted financial risk, and has generally responded very well
to the project Guiding Principles. On the basis of these considerations, and upon review
of the analysis contained herein, the Steering Committee is unanimous in its
recommendation to have the City enter into negotiations with Westbank as the
Woodward’s Project Developer.

It is important for Council to note that pursuant to the RFP, both the Millennium and
Concert/Holborn Proposals will be kept open for negotiation with the City for a period
of one hundred and eighty (180) calendar days from the RFP Closing Date should the
discussions with Westbank not proceed to the City’s satisfaction.

PURPOSE

This report contains a detailed evaluation by the Woodward’s Steering Committee of the
formal Proposals received pursuant to the RFP competition conducted by the City for
the redevelopment of the former Woodward’s site and seeks Council’s approval to
commence negotiations with Westbank with the intent they will be the Developer to



proceed with the redevelopment of the Woodward's site. This report also provides
Council with recommendations for conditions of development approval to be addressed
in the next stage of the Project milestone schedule - the negotiation of the Sale Contract
and Development Agreement. A list of the Steering Committee, Evaluation Committee
and Technical Advisory Committee members is included as Appendix “B”.

EXECUTIVE SUMMARY OVERVIEW OF WOODWARD’S RFP PROPOSALS
Proposals were received from the following 3 developers:

1. Concert Properties / The Holborn Group
2. Millennium Properties Ltd.
3. Westbank Projects Corp./The Peterson Investment Group Inc.

1) Concert Properties Ltd. and The Holborn Group (“Concert/Holborn™)

Concert/Holborn has presented a submission they
call “Woodward’s Square”. This proponent’s
development philosophy envisions a development
that opens the door to revitalization of the DTES
community: one where residents, students,
tourists, artisans, and citizens can share events,
shopping, and cultural experiences. The developer
team advises that this project will take a closed
block and open it to the sky.

- The Concert/Holborn Proposal is on a large

% development site that includes combining the
adjoining western property owned by the
proponent group and the Woodward’s site
(Appendix “C”). The Proposal contains a large
31,000 square foot open space piazza that is
integral to the heart of the project . It is permeated and accessible on three sides.
Approximately 90% of the Hastings Street, Abbott Street and Cordova Street facades (3
bays) are retained and are used for a combination of “loft style” market housing totaling
135 units in 148,000 square feet of space. A retail component measuring approximately
16,700 square feet for food, restaurant, gallery space, and commercial services occupies
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the ground floor levels underneath the market housing.
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An interesting component of this Proposal is the location of the non-market housing
which has been strategically placed by the developer in the most prominent area of the
high-rise tower on the site. The tower is 19 storeys and measures 232 feet in height. The
“W” sign is restored almost to its exact original location, and features elevator service to
a possible viewing deck above. The sign is raised to 270 feet above the Project. The
developer is flexible and willing to accommodate more non-market housing units in the
project if the additional senior government funding becomes available.

The developer proposes that approximately 57,000 square feet of space in the 1903/1908
building become the “City Parcel”. The costs of all improvements associated with the
renovation and upgrading of this building would be to the City’s account.
Concert/Holborn have addressed the SFU technical program requirements that were
included in the RFP and have located SFU’s School of Contemporary Arts on the
western boundary of the consolidated site on the first 8 floors of a new building with the
non-market housing Parcel above. SFU’s presence is oriented onto both the community
plaza and Hastings Street. Concert/Holborn advise that the key to the success of their
project is ensuring that SFU and VVancouver Community College have the funds
available to commit to the Project. Accordingly, Concert/Holborn have committed to a
loan providing SFU and VCC with all of its required capital funds so these organizations
can locate their new campuses in the Project. The funds would be advanced at a socially
sustainable rate of return above the thirty year Government of Canada Bond rate and are
offered in demonstration of the commitment this proponent has to the success of the
Project. The overall massing proposed on the consolidated site for the SFU scheme is
roximatel 545 OOO s_ uare feet

The Concert/Holborn
alternate design, the one
without SFU, is virtually
the same as that with SFU,
g4 \With all components
remaining in place with
the exception of the SFU
premises. This design
scheme would see the SFU
podium converted into a
4 ten (10) storey residential
base under a twelve (12)
-~ -~ ‘4] storey tower. This concept
would contaln suff|C|ent massmg to contaln the non- market housing (approximately
90,000 square feet) along with an additional 95,000 square feet of affordable market
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rental housing. The remaining 75,000 square feet originally intended for SFU uses
would be developed on the southern area of the site with 9,500 square feet being
designated for additional ground floor retail uses and the balance, 63,000 square feet,
being developed for “loft” style condominiums.

The financial deal proposed by Concert could see the City receiving approximately
$12,170,000 for the land, plus the significant value of a new “City Square”. This amount
would be made up of a payment to cover a non-market housing construction short-fall
estimated to be $6,145,000, with an additional $6,025,000 paid from profit sharing in the
sale of the market residential condominiums.

Most of this amount would be reinvested in the Project as the City would take back
approximately 57,000 square feet of space as the City Parcel for an estimated price of
approximately $11,971,000. Council should be advised that there is uncertainty around
projected construction costs for upgrading and heritage restoration for the City Parcel, as
all costs including overruns would be to the City’s account. Furthermore, although
Concert/Holborn understands the local residential market and has conservatively
estimated projected selling prices, there is no guarantee in profit sharing and
Concert/Holborn cannot guarantee the amount of these sale proceeds.

One significant issue is Concert/Holborn’s concept to transfer density off the
Woodward’s site to another property owned by the proponent at 1133 West Georgia
Street. 1133 West Georgia Street is occupied by a partially constructed building that
was abandoned a number of years ago. Concert/Holborn have expressed a concern about
the amount of new market residential development that could be realistically absorbed in
the Downtown Eastside marketplace and therefore propose to transfer upwards of
400,000 square feet of density from Woodward’s to the Georgia Street site.

The Proposal is innovative in that two
ALTERNATE DESIGN [ - distressed properties could be
redeveloped and the profit made on
1133 West Georgia would form the
I ) economic incentive and rationale to
' T oo backstop the success of a challenging
L Woodward’s redevelopment
_s'._ permitting the developer to both
R KIS o1 finance and assure delivery of the
SFU and VCC programs, significantly
reduce the risks while
commensurately delivering affordable housing and a large public square within a

UL




-13-

545,000 square foot development. As noted earlier however, the City would be required
to fund all risks with regard to its parcel. Planning staff are completing a policy
assessment of the 1133 West Georgia Street proposal and if this proposal were to be
selected, a separate issues report would have to be heard by Council sometime between
awarding the project and going firm on the Sale and Development Agreements. The
Director of Current Planning advises that this course of action is not out of the ordinary
and is a common approach in dealing with related property inquiries. Council would not
be bound to any position arising out of the issues report as the principle of “unfettered
discretion” must be adhered to by Council in its ultimate hearing of an 1133 West
Georgia Street rezoning application.

Although Concert/Holborn have in essence linked the deals, Council would have to treat
the projects separately and on each project’s individual merits. At the same time, the
direction and feedback that Council would express in the 1133 West Georgia issues
report could serve to provide Concert/Holborn with the necessary high level of
assurance to permit them to proceed with the development of Woodward’s. The
understanding would be that if Concert/Holborn could not satisfy themselves that the
1133 West Georgia Street rezoning afforded a justifiable return to undertake both
projects that they would not be able to proceed with Woodward’s. The Director of
Current Planning advises that Planning staff have been in discussion with Holborn, who
are the owners of the receiver site, for approximately six months already and would
bring an issues report forward on 1133 West Georgia in any event. Nonetheless, staff are
seriously concerned about hinging the success of Woodward’s on an unrelated
development site.

Although Concert/Holborn is flexible on what process to follow for the expeditious
development of the Woodward’s site and has suggested reuse of the existing 1997
Development Permit, it is likely that a site specific rezoning would be required.
Concert/Holborn is committed to participating in further workshops and facilitated
public forums to provide the community with additional opportunities to identity issues
and contribute ideas in order to make the redevelopment of Woodward’s a true success
for the City. The total construction cost estimated for this redevelopment of Woodward’s
is just over $121,000,000 and Concert/Holborn would pursue a phased occupancy with
the different project components moving in as early as the spring and summer of 2008.

I Millennium Properties Ltd. (“Millennium™)
At the outset of developing their Proposal for Woodward’s, Millennium posed a number

of important questions to itself with the goal being to provide answers that manifested
within their project design. Millennium advises that it is committed to thorough public



-14 -

consultation and community dialogue and is actively involving organizations such as
SUCCESS, Vancouver Native Housing Society, Vancouver Native Health Society, and
Vancouver Resource Society for participation in the project throughout the ongoing
design, development and occupation of the property. This group would be supported by
a community steering committee made up of many local organizations and individuals
who would be encouraged to participate in important design and program issues.

Millennium’s project philosophy incorporates a number
of other questions such as how to create useable
community space - including green space - in an urban
cityscape and how to ensure construction created
training programs and jobs for people from the
neighborhood, and how to reclaim the economic
vibrancy that the building once represented. Detailed
consideration was given to these questions and many

| others, and Millennium has literally looked “to the sky”
‘J for answers.

Millennium’s development premise was to stretch the
building’s physical bounds by creating a “vertical street” that runs up to 535 feet in
height. The overall project massing, in its largest form is 731,000 square feet in size and
will contain 442 new homes to accommodate both market and non-market housing.
Millennium proposes to retain 60% of the existing Woodward’s facade, as well as much
of the existing
structure. While the building mass runs up into the sky, the Woodward’s sign is brought
down to the ground. Millennium proposes to create a commemorative “W” courtyard
with the refurbished sign as the prominent centerpiece. In response to a wide range of
public opinion on the status of the sign, Millennium advises that it is flexible about the
location of the “W” and would
o— willingly elevate it above the built
St 088 a0 form if this was a requirement of
o the final design.

Millennium’s “SFU design”
includes approximately 295 units of
market housing that would be built
in a new high-rise tower and
Millennium has increased the
EEiig number of non-market housing to

Native Healing Centre|
18t 2 floors :

i HT]
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110 units to be located in the Abbott Street section together with an additional 30 units of
affordable market rental housing to be located in the base of the Cordova tower along side
twelve work/live units. Millennium is willing to accommodate more non-market housing units
in the project if such required funding became available. Approximately 31,000 square feet of
retail/commercial uses are planned that will be located on the ground floor above a 43,000
square foot neighborhood foodstore anchor that is located in the basement and will wrap from
Hastings Street around Abbott Street, onto Cordova Street allowing for cross-block
permeability.

Millennium advises that its development Proposal addresses the needs of the largest single
group of people in the Downtown, the First Nations People, and to this end, Millennium has
anchored the project with a 17,000 square foot Native Healing Centre, to be located and
accessed on the Cordova street corridor. In this scheme, the SFU School of Contemporary Arts
in approximately 170,000 square feet of space is located along Hastings Street above ground-
level retail shops. The SFU program is laid out vertically in a new four-storey tinted glass box
that is cantilevered over the 1908 building within which the SFU administration offices are
intended to be located. The City Parcel in the SFU design is also located in the restored
1903/1908 building and would measure approximately 12,500 square feet located on the second
and third floors.

Millennium’s “alternative design” is scaled back to 620,000 square feet as the project massing
becomes less dense without SFU in the project. Millennium proposes to have Vancouver
Community College occupy 67,000 square feet in SFU’s place, but instead of placing SFU in a
new elevated structure as noted in the first scheme, VCC fits into five floors of newly
constructed space off of Hastings Street. Although the market condos, Native Healing Centre,
affordable rental housing and retail opportunities remain consistent with the first scheme, albeit
in a scaled-down version of the three-part tower, the location of the 110 units of non-market
housing are relocated entirely into the 1903/1908 Building and extend from this heritage
structure to occupy the entire length of the Abbott Street section behind a fully restored heritage
facade. The City Parcel in the alternative design is relocated into the Cordova structure,
immediately above the first two floors
g intended for the Native Healing
e pm st Centre and in this scheme the City
Parcel is enlarged to almost 18,000
square feet.

SFU
Millennium also noted that it put forth

an alternative proposition that if SFU
elects not go into the Woodward’s
- site, Millennium would be interested
] L] in tenanting Army & Navy in the
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project and then use the empty Army & Navy department store space down the block for SFU.
This notion would see revitalization occur simultaneously within two critical blocks in the
Downtown Eastside.

As far as the financial terms offered to the City, Millennium offers the City the most value for
the site at approximately $22,000,000, however, most of this value is vested in the additional
development rights being sought. If the urban design were to be revisited, as suggested by the
Urban Design Panel and VVancouver Heritage Commission review of July 21 (attached as
Appendix “D”), Millennium would endeavour to revisit the architecture with the view of
reallocating the same amount of density across the site in a different design expression. If a
redesign utilizing approximately the same amount of density was successful, Millennium would
keep the financial offer the same. However, failing an alternative urban design solution
acceptable to the City, the offered sum may have to be reduced commensurately, or topped up
with transferable off-site bonus density or other heritage incentives and property tax
exemptions. The price to the City to acquire the City Parcel would be approximately
$6,100,000, leaving the City with a net gain of almost $16,000,000. Millennium has
demonstrated continuous commitment to the project and has presented a bold scheme that has
fuelled an exciting and necessary public discussion on what would be best for the community.

In summary, Millennium advises that their Proposal will pave the way to create healthy
synergies among a diversity of uses that include tourism, market retail, a food store, education, a
native healing centre, housing, and entertainment, all within a $235,000,000 “world-class”
redevelopment scheduled to be completed and open to the public in November, 2007.

W I11)  Westbank Projects and Peterson
Investment Group (“Westbank’)

Westbank advises that its development philosophy
stems from the realization that the opportunity to
redevelop the Woodward’s site is one of great
social and economic significance in the history of
Vancouver.

Westbank has submitted a Proposal that provides
uses that could take many forms. Irrespective of
which design is pursued, Westbank anticipates
health services and medical clinics will be located
in the development as well as meeting and office
B9 space for community groups and associations, such
as a First Nations Healing Centre, a low-cost
grocery store, local retailers and spaces for start up businesses for community economic
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development initiatives.

Westbank proposes the creation of a 22,000 square foot public open space designed as a third
floor podium. This % acre “green space” will be accessible to the public at large during the
building’s normal business operating hours and could be used for community gardens. The
Project is designed around a 335 foot high-rise Flatiron tower that has been inspired by the
construction methods of the neighbouring Dominion Building. Westbank proposes to restore the
“W” sign and elevate it prominently above the1903/1908 building to a height of 150 feet. In
terms of other heritage conservation, Westbank proposes to retain, restore, and reconstruct 66%
of the Hastings Street brick facade, 86% of the Abbott Street facade, and 60% of the Cordova
Street facade, although with significant introduction of contemporary elements.

Westbank further advises that the non-market housing will be accompanied by market housing
and live/work lofts to further the establishment of a customer base for on-site commercial
services. Before all this commences, however, Westbank advocates for the creation of a
Community Advisory Council to ensure the ongoing engagement of community residents in the
DTES throughout the planning and design stages.

Westbank has submitted both an SFU design and an alternative design. Westbank has imbedded
further options in each of these designs to accommodate an increase in allocation of non-market
housing units, should additional funding become available to develop more social housing and

Westbank included a Proposal on how additional units would fit into the two different schemes.
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The SFU design, for example, has a baseline design that accommodates 100 non-market housing
units together with 265 units of market housing located in the high-rise tower and a further 