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From: Park Board GM's Office
Sent: Wednesday, June 12, 2019 6:05 PM
To: PB Commissioners
Cc: PB SLT (Senior Leadership Team) - DL; PB Communications
Subject: East Fraser Lands Amenity Delivery Update - Board Update
Attachments: CMO - East Fraser Lands Amenity Delivery - Wesgroup ltr to Council - 201....pdf; CMO - 

East Fraser Lands Amenity Delivery - Response to Wesgroup ltr to C....pdf

Dear Commissioners, 

For your reference, I am forwarding the below email sent to Council from the City Manager regarding the 
delivery of amenities for the East Fraser Lands.   This update was provided in response to a letter sent by the 
developers (Wesgroup) to Mayor & Council, which is also attached.  

Regards, 

Malcolm Bromley  
General Manager 
Vancouver Board of Parks and Recreation 

Dear Mayor and Council, 

The enclosed memo from Gil Kelley provides Council with an overview of the amenity delivery progress in the 
East Fraser Lands (EFL). This memo was prepared in response to a letter from Wesgroup dated May 10, 2019 
(attached).  

EFL (commonly referred to as the River District) is a 128‐acre site in the Southeast Corner of Vancouver. 
Planning and development has been underway since 2002. The attached memo provides an update on :  

 progress of amenity delivery and summarizes financial challenges with the project,

 work underway on the EFL Official Development Plan (ODP) 10‐year Review to address challenges
associated with the long development horizon, and

 next steps including Road Closure Report (June 11), Enactment (June 25), and upcoming public
engagement.

Should members of Council have any questions, staff would be happy to provide any additional information 
needed by Council to support discussion with Wesgroup representatives.  

Best,  
Sadhu 

Sadhu Aufochs Johnston | City Manager 
Office of the City Manager | City of Vancouver 
604.873.7627 | sadhu.johnston@vancouver.ca  



2

Pronouns: he, him, his 

The City of Vancouver acknowledges that it is situated on the unceded traditional territories of the Musqueam, Squamish, and Tsleil‐
Waututh peoples. 
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M E M O R A N D U M  May 31, 2019 
 
TO: Mayor and Council 
  
CC: Sadhu Johnston, City Manager 

Paul Mochrie, Deputy City Manager 
Lynda Graves, Administration Services Manager, City Manager’s Office 
Rena Kendall-Craden, Civic Engagement and Communications Director 
Katrina Leckovic, City Clerk 
Neil Monckton, Chief of Staff, Mayor’s Office 
Alvin Singh, Communications Director, Mayor’s Office 
Anita Zaenker, Chief of Staff, Mayor’s Office 
Jerry Dobrovolny, General Manager, Engineering 
Patrice Impey, CFO/General Manager, Finance, Risk and Supply Chain 
Management 
Malcolm Bromley, General Manager, Parks & Recreation 
Sandra Singh, General Manager, Arts, Culture and Community Services 
Nick Kassam, General Manager, Real Estate and Facilities Management 
Susan Haid, Deputy Director, Long Range and Strategic Planning 
Neil Hrushowy, Assistant Director, Community Planning 

  
FROM: Gil Kelley 

General Manager, Planning, Urban Design and Sustainability 
  
SUBJECT: East Fraser Lands Amenity delivery update response to Wesgroup letter 
  
 
This memo is in response to a letter titled “Amenity Delivery at East Fraser Lands” sent to 
Mayor and Council on May 10, 2019 from Wesgroup Properties expressing concern about 
delivery of City amenities and requesting meetings with Council members. 
 
This memo updates on: 

 progress of amenity delivery and summarizes financial challenges with the project, 
 work underway on the EFL Official Development Plan (ODP) 10-year Review to address 

challenges associated with the long development horizon, and 
 next steps including Road Closure Report (June 11), Enactment (June 25), and 

upcoming public engagement.  
 
Planning for the East Fraser Lands (“EFL”), also referred to as the River District, has been 
underway since 2002.  
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The following Council policies/previous decision apply to development of EFL: 
 Victoria Fraserview/Killarney Community Vision (2002) 
 East Fraser Lands Policy Statement (2004) 
 East Fraser Lands Official Development Plan (2006) 
 East Fraser Lands Public Amenity Financial Plan and Strategy (2010) 
 Area 2: CD-1 (498 and 499) By-laws No. 10194 and 10195 respectively (2010) and 

associated Design Guidelines 
 Area 1: CD-1 (565, 566 and 567) By-laws No. 10942, 10941 and 10943 respectively 

(2014) and associated Design Guidelines 
 East Fraser Lands: Amendments to the Official Development Plan and Associated CD-1 

By-laws (2016) 
 East Fraser Lands Official Development Plan 10-year Review Planning Program 

(ongoing) 
 East Fraser Lands Official Development Plan 10-year Review Planning Program: 

Progress Update and By-law Amendments for a New Community Centre Site and 
Affordable Housing (2018) 

 
East Fraser Lands Planning & Policy  
 
EFL is located in the southeast corner of Vancouver on the Fraser River, and includes the land 
between Kerr Street and Boundary Road south of Marine Way, as well as a triangle-shaped site 
north of Marine Way at Boundary Road. Planning has been underway since the closure of the 
White Pines Sawmill in 1999. Each step in the process has been a collaborative effort with the 
community, City staff and the proponent, Wesgroup Properties (previously Parklane Homes).  
 
The key EFL land use policies are:  
 

 East Fraser Lands Policy Statement (2004) - the EFL Policy Statement envisions a 
complete and sustainable community including a variety of housing opportunities with a 
range of supporting amenities.  
 

 East Fraser Lands Official Development Plan (2006) - The EFL ODP includes 
approximately 7.7 million sq. ft. of development, including housing, shops and services, 
local-serving office, a network of parks and plazas, four childcare centres, two school 
sites, a community centre and sites for affordable housing.  
 

 Area Rezonings – Two of five Areas in EFL have been rezoned (the Areas are 
illustrated on Figure 1 below): 
 

o The first CD-1 rezonings (Area 1), including the Town Square CD-1 (566), 
Waterfront CD-1 (567) and Park Precinct CD-1 (565), were approved by Council 
at public hearing in September 2008 and enacted in 2014.  

 
o The CD-1 rezonings for the western neighbourhood , Area 2 North CD-1 (498) 

and Area 2 South CD-1 (499), and associated Design Guidelines were approved 
by Council at public hearing in January 2010 and enacted in 2010.  
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o Note: Areas 3, 4 and 5 will be subject to future rezonings. Areas 4 and 5 are in 
private ownership (other than Wesgroup). A rezoning application was accepted in 
June 2018 for Area 4.  

 
 East Fraser Lands: Public Amenity Financial Plan & Strategy (2010) - EFL financial 

plan establishes a strategy to deliver the package of amenities envisioned in the EFL 
ODP.  

 
 

East Fraser Lands Development Progress  
 
Development of individual building parcels and new city infrastructure has been substantially 
underway since 2010. The western neighbourhood (Area 2) has ten parcels that are either 
completed or are under construction. Work in the central neighbourhood (Area 1) is underway, 
with three of the four corners of the Town Square complete along with parcels within the Park 
Precinct being complete, under construction, or in permit stages (see map below). 
 

Figure 1 — ODP Area Map and Development Progress (June 2018) 
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EFL Public Amenities: Financial Plan and Strategy (2010) 
 
The EFL ODP includes a robust package of public amenities to support growth, including 10.2 
hectares (25.2 acres) of parks and public open space, a 2,790 sq. m. (30,000 sq. ft.) community 
centre, four childcare facilities with spaces for 256 children, 140 after-school-care spaces, two 
school sites, and sites to accommodate 20% of the units for affordable housing. Construction of 
the schools is the responsibility of the Provincial government. 
 
The City has committed to reinvest an amount equivalent to all DCLs and CACs generated in 
EFL, and on undeveloped properties in WFL, toward the delivery of these amenities. It is the 
responsibility of the City to deliver the amenities including construction of new parks, childcare 
facilities and community centre. The City has options-to-purchase the affordable housing sites, 
but will require additional contributions and financing from senior government and housing 
partners to construct the buildings and achieve the affordability required by the ODP. 
 
Update on Amenity Delivery:  As of May 15, 2019, the City has collected roughly $38 M ($5 M of 
CACs and $33 M of DCLs) within the EFL area. Since approval of the Financial Plan in 2010, 
the City has allocated $24.1 M toward delivery of public benefits outlined in the ODP.  
 
The following is an updated on delivery progress:  

 
Affordable Housing   

 
Site Acquisition - Given the increasing pressure for affordable housing in the city of 
Vancouver, purchase of the affordable housing sites has been a priority for public investment in 
EFL. The ODP includes approximately 1.2 M square feet for affordable housing (approx. 1300 
units). The cost to the City to purchase all of the affordable housing sites (including Area 3) is 
approximately $48 M. 
 
The City has completed the purchases of zoned Affordable Housing Parcels 3, 5, 8A, 13 and 43 
(shown in yellow) at a cost of approximately $21.6 M. Combined these five sites are required to 
accommodate at least 531,900 sq. ft. or a minimum of 596 new units.  
 
The two remaining zoned sites to be purchased by the City are Parcels 1 and 33/34 (shown in 
pink). Parcel 1 is to be transferred to the City for $10 once the subdivision is completed which is 
currently on hold (at Wesgroup’s request). Purchase of Parcel 33/34 will occur once the 
surrounding roadways and services are installed by the Developer. The option price for Parcel 
33/34 is estimated at $3.3M, and is subject to inflation. 
 
Another 571,000 sq. ft. of affordable housing density will be secured when Area 3 is rezoned. 
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Figure 2 — Affordable Housing Sites  
 

 
 

 
Housing Delivery - VAHA is facilitating development of the affordable housing parcels in EFL in 
partnership with senior governments and non-profit housing providers, Parcels 3, 5, 8A and 43 
have approved Development Permits (DPs) and construction is underway or imminent. A DP 
was submitted for Parcel 13 on May 6, 2019. This parcel will become the largest affordable 
housing project in EFL. Development of Parcel 1 is contingent on removal of an emergency turn 
around that is an obligation of the Area 4 developer. VAHA has tentatively secured funding from 
BC Housing to develop the site which is contingent on transfer of ownership to the City.  
 
Park Delivery  
 
Completed Parks: Neighbourhood Park North was the first park to be delivered in EFL. It was 
opened in 2011 (shown in yellow below).  
 
Park Development: In 2017, The Park Board completed the design of five parks in Area 2 
including Kinross Park (North, Middle and South), Neighbourhood Park South and Foreshore 
Park amounting to a total of 3.2 hectares (7.8 acres) (shown in dark green below). These 
designs were approved by the elected Park Board on November 20, 2017. 

 
Construction of the first of these parks, Neighbourhood Park South (park area setback from the 
Fraser River), is underway and is expected to be complete in August 2019. Construction of the 
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Foreshore Park is delayed as a result of changes to the design to accommodate flood mitigation 
measures (including densification and land raising) to better address sea level rise and new 
community input. Foreshore Park requires Wesgroup to complete their foreshore works prior to 
construction – their works require Provincial approval which is estimated to take another year. 
Approximately $2.5M has spent to date on park design and development. An additional $16M 
has been allocated to EFL parks within the 2019-2022 Capital Plan.  
 

Figure 3 — Park Development 
 

 
 
 

Future Parks:  
 Promontory Park – Park Board staff are initiating design development of this park and 

will have a consultant on board by Q4 2019. Construction is anticipated in 2021. 
 Avalon Park North – Since the Area 1 rezoning was approved in 2008 additional work 

has been done to understand upland drainage impacts. Staff are investigating whether 
the park can be designed to accommodate stormwater infrastructure; this work could 
take one year to complete.  Construction is anticipated in 2023.  

 Playfield Park – This park has not yet been subdivided and is currently used for 
construction trade parking. Construction is anticipated in 2023. 

 Waterfront Redesign – Last July, Council approved changes to the central waterfront to 
create a stand-alone community centre site. As development of this area is 
approximately 5 years off, no detailed design has been completed. 
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Community Centre  
 
The community centre is a key piece of the central waterfront. Construction of the community 
centre was originally contemplated to be delivered at the mid-point of development (2025/2027) 
when there is enough population to support operation of the facility. Current population 
estimates are about 20% of the total anticipated population.  
 
The Community Centre is not DCL-eligible and relies on CACs collected within or adjacent to 
the new development. In 2010 the Community Centre was estimated to cost about $20 M; 
however that estimate has increased to nearly $35 M as a result of increased construction 
costs. Currently, only $5 M has been collected from rezoning of Areas 1 and 2.  
 
As part of the EFL ODP 10-year review, staff have been exploring ways to achieve in-kind 
delivery of the community centre on an expedited timeline while aiming to balance operational 
concerns related to sufficient number of users to support programming and staffing / building 
operating costs.  
 
Delivery of the community centre is also dependent on soil remediation work which is ongoing, 
and is the responsibility of the developer. 
 
Childcare Delivery 
 
There are four childcare facilities planned for EFL, which are estimated to cost $38 M. To 
ensure that the City is ready to deliver childcare spaces (up to 2 facilities) to be located on the 
roof of the community centre, ~$2.5 M of childcare DCLs is put into a reserve each year. The 
majority of the childcare DCLs are generated city-wide (outside of EFL) as the project collects a 
small proportion for childcare over its development horizon.  
 
The third childcare facility is planned to be co-located with the elementary school and delivery 
will be coordinated with VSB. 
 
The fourth childcare facility is planned to be located to the west of the site on an existing parcel 
in West Fraser Lands (WFL). The WFL site can be delivered at any time if and when additional 
funding is secured. 
 
Public Art  
 
Secured through the Area 1 and 2 rezonings, an approved EFL Public Art Plan requires that 
developers pay into a reserve fund held by the City to jointly develop art projects across the site. 
Funding has accrued to approximately $3 M. Delivery of art will be coordinated with the delivery 
of public spaces as they are completed (such as parks). 
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Challenges with Amenity Delivery 
 
While progress has been made toward the delivery of the public amenity package in EFL, a 
number of challenges have emerged including increasing costs, lower development revenues 
and competing priorities within EFL and city-wide.  
 
The Financial Plan, completed in 2010, estimated the cost of the public amenity package to be 
$108 M, and that over the life of the project $83 M of revenues would be collected to pay for the 
amenities. At that time, the project had a projected shortfall of $25 M. An updated analysis of 
the estimated costs and revenues was completed in 2018. Currently, the projected shortfall of 
the public benefits package is approx. $54 M, including the purchase of affordable housing sites 
(but not construction of units), as outlined below: 
 

Table 1 – Amenity Costs vs Revenues for EFL Development (Area 1, 2 & 3) 

       (in $millions) 2010 2018 

  

Amenity 
Cost 

Estimates 
Revenue 
Estimates 

Surplus/ 
(Shortfall) 

Amenity 
Cost 

Estimates 
Revenue 
Estimates 

Surplus/ 
(Shortfall) 

DCL-eligible Amenities  
(childcare and parks) $ 44 M $ 47 M $ 3 M $ 89 M $ 64 M $ (25M) 
Non-DCL eligible Amenities  
(community centre) $ 20 M 

 
$ (20M) $ 35 M 

 
$ (35M) 

Estimated CAC Revenues   $ 14 M $ 14 M 
 

$ 7 M $ 7 M 

Subtotal $ 64 M $ 61 M $ (3M) $ 124 M $ 71 M $ (53M) 

Affordable Housing Sites  $ 44 M $ 22 M $ (22M) $ 48 M $ 48 M $ (0M) 

Total* $ 108 M $ 83 M $ (25M) $ 173 M $ 119 M $ (54M) 

       * Table above excludes: 
      Utilities DCL Revenues 
    

$ 43 M 
  

A new utilities DCL was introduced in September 2018. The anticipated revenue, noted above, 
was not part of the original financial analysis completed in 2010. As part of the EFL OPD 10-
year Review staff will make recommendations on potential reallocation of utilities DCL back into 
the project. 
 
The key contributing factors to the increase in the shortfall include:  

 an increase in the estimated cost of delivering the amenity package (60% cost increase),  
 lower CACs than anticipated on private sites and/or unrealized revenue from sites within 

WFL which were expected to contribute CACs (approx. $7 M), and  
 lower DCL revenue due to the introduction of the waiver to incentivize rental housing 

resulting from secured market rental housing developed on Parcel 43 and proposed on 
Parcel 27 (approx. $5 M). 

 
The EFL Financial Plan (2010) identified staff recommendations to mitigate long term financial 
challenges associated with the amenity delivery including:  
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 allocation of city-wide DCLs from outside the ODP area  
 allocation of tax-supported capital funding  
 cost savings opportunities through alternative built form and value engineering for parks, 

childcare and community centre  
 potential adjustments to the timing and package of amenities, with consideration of 

priorities in consultation with interested parties, including local residents and the EFL 
Committee  

 application of an area specific DCL on top of the citywide DCL, with rates and 
implementation timeline to be approved by Council  
 

The City aims to align expenditures and commitments on public benefits in EFL with the 
amounts collected. Delivery of the amenity package faces ongoing challenges due to time 
pressures and matching revenue allocations with amenity needs particularly for childcare 
facilities. The City is committed to delivering the DCL-eligible amenities as funding is available 
and allocated through the capital plan process. The most acute challenge is the anticipated 
funding shortfall for the Community Centre which is wholly dependent on CACs generated by 
the EFL or WFL sites. Currently only $5 M of the required $35 M has been secured. 
 
 
East Fraser Lands Official Development Plan 10-year Review – Planning Program 
 
As a means to address the amenity implementation challenges as well as other issues arising 
from the long development horizon, in 2017 Council endorsed a review of the EFL ODP. The 
work program for the East Fraser Lands Official Development Plan 10-year Review considered 
the following items:  
 

 Public Benefits — The process includes a review of the approved EFL amenity package 
and acknowledges the need for a comprehensive strategy to address delivery and 
funding challenges. Area 3 (Eastern Neighbourhood) provides an opportunity to explore 
various redevelopment options and density scenarios to generate additional housing and 
revenue to pay for amenities. On-going. 
 

 Updated Financial Plan & Strategy – The review of public benefits delivery and any 
additional CAC generated by additional density will result in an update to the EFL Public 
Benefits Financial Plan and Strategy. The update will include recommendations on 
potential allocation of the Utilities DCL into the project. On-going. 

 
 Fraser River Shoreline — Amendments to the ODP and associated CD-1s were 

approved in July 2018 to address flood prevention, regulatory requirements for the 
foreshore and reconfiguration of the central waterfront. Enactment pending. 
 

 Evolving Council Policy — While it is important to note that development rights have 
previously been granted through enactment of the CD-1 by-laws in Areas 1 and 2, the 
ODP review offers an opportunity to strategically update the master plan and policies, 
where possible. On-going. 
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 Previously proposed Amendments — Staff are assessing amendments proposed by 
Wesgroup Properties to Parcel 14 and 19 in the Town Square Precinct of Area 1 (central 
neighbourhood). On-going. 
 

 Implementation Review — EFL is unique because of the substantial amount of new 
public infrastructure (streets, sewer and water, pump stations, etc.) required to serve the 
buildings due to it being a former industrial site. Through the 10-year review, staff are 
exploring opportunities to better facilitate development review and coordinate amenity 
delivery. On-going. 
 

 Transit Study — In partnership with TransLink, staff completed a technical study to 
assess short, medium and long term options for improving transit to the EFL area. The 
recommendations are being considered by TransLink in updates to the bus network and 
hours of service in the area. Completed.  

 
In July 2018, staff reported back to Council with a report titled: East Fraser Lands Official 
Development Plan 10-year Review Planning Program: Progress Update and By-law 
Amendments for a New Community Centre Site and Affordable Housing. The report included 
interim measures to address the central waterfront including the “Mill Building’ and shoreline 
works, while acknowledging that work on the review would take additional time.  
 
Next Steps 
 
Work on EFL is advancing on several key initiatives: 
 

 Community Centre Site - Enactment of the CD-1 by-laws reflecting the changes in 2018 
is anticipated to be completed prior to the summer break – including a road closure 
report scheduled for June 11, 2019. 

 
 EFL ODP 10-year Review - Work on the review is on-going. Staff are currently testing 

the financial performance of additional density in Areas 1 & 3, and to address the 
challenges with amenity delivery. Additional public engagement is needed prior to 
reporting back to Council which is anticipated Fall 2019.  
 

Staff would be happy to provide any additional information needed by Council to support 
discussion with Wesgroup representatives. Staff could also prepare a Council briefing to provide 
an overview of EFL ODP and ongoing implementation challenges if desired.  
 
Please do not hesitate to contact me if you have any questions.  
 

 
Gil Kelley, FAICP 
General Manager, Planning, Urban Design and Sustainability 
604.873.7456 | gil.kelley@vancouver.ca 

mailto:gil.kelley@vancouver.ca

