
ADMINISTRATIVE REPORT 

Report Date: July 26, 2017 
Contact: Mary Clare Zak 
Contact No.: 604.871.6643 
RTS No.: 
VanRIMS No.: 
Meeting

12139 
08-2000-20
September 20, 2017  Date: 

TO: Standing Committee on City Finance and Services 

FROM: General Manager of Community Services in Consultation with the General 
Manager of Real Estate and Facilities Management 

SUBJECT: Appointment of Operator and Lease Terms for Aunt Leah’s Place at 
1101 Seymour Street 

RECOMMENDATION  

A. THAT Council approve the following non-profit organization to occupy and 
operate a portion of the 21,270 square foot social service centre (the “Centre”) 
recently completed at 1101 Seymour Street, legally described as Parcel 
Identifier: 029-321-808; Lot 1 Block 93 Plan EPP40740 District Lot 541 NWD 
Group 1 (the “Property”): 

Aunt Leah’s Independent Lifeskills Society (“Aunt Leah’s Place”) 

B. THAT Council authorize the Director of Real Estate Services to negotiate and 
execute a nominal lease agreement with Aunt Leah’s Place for approximately 
1,654 square feet on the third floor of the Centre (the “Aunt Leah’s Place 
Lease”) on terms and conditions consistent with the Term Sheet attached 
hereto as Appendix C and otherwise satisfactory to the Director of Real Estate 
Services and the Director of Legal Services. 

As the rent for the premises will be below the applicable market rate and 
includes rent-in-lieu of property taxes, Recommendation B constitutes a grant 
valued at approximately $60,000/annum based on the first year of the term. 

C. THAT no legal rights or obligations will arise or be created by Council’s 
adoption of Recommendations A or B unless and until all legal documentation 
has been executed and delivered by the respective parties. 

Recommendation B authorizes a grant and requires two-thirds affirmative votes 
for approval. 
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REPORT SUMMARY  
 
 As part of rezoning negotiations at 1300 Richards Street, the City received title to a 

mixed-use building (the “Building”) with 81 units of turn-key social housing component 
(the “Housing Component”) with a social service centre located on floors one to four. 

 
 At the time of the rezoning and since then, Council approved that two non-profit 

tenants of the previous building located at this site, Positive Living Society of British 
Columbia (PLBC) and AIDS Vancouver (AV), be provided space in the new building. 
Since that approval, staff identified 2,234 square feet of excess space within the social 
service centre, providing an opportunity for two other non-profit organizations to 
lease this space, of which SWAN Vancouver was selected and approved for 580 square 
feet on the first floor. 

 
 Staff are now seeking Council approval to appoint a fourth non-profit organization, 

Aunt Leah’s Place, to lease and operate a 1,654 square foot portion on the third floor 
within the Centre. Staff have prepared general lease terms for Aunt Leah’s that are 
consistent with other City-funded social non-profits in new City facilities. A copy of the 
signed Term Sheet, which has been approved by Aunt Leah’s Place board of directors, 
is attached as Appendix C. 

 
COUNCIL AUTHORITY/PREVIOUS DECISIONS  
 
 Pursuant to Section 206(1) (a) of the Vancouver Charter, no less than two-thirds of all 

members of Council must approve a resolution for a grant to a charitable institution. A 
lease of City-owned property at less than market rent is considered to be a grant.  

 
 On April 15, 2013, Council approved on-site facilities as Community Amenity 

Contributions at 1101 Seymour Street from two rezonings at Public Hearing: 
 1300-1320 Richards Street (RTS 9953); 
 1101-1105 Seymour Street (RTS 9952).  

 
On September 20, 2016, Council approved two non-profit organizations, Positive Living 
Society of British Columbia (PLBC) and Vancouver AIDS Society (AV) (RTS 11605), as 
tenants.  
 
On June 14, 2017, Council approved Supporting Women’s Alternatives Network (SWAN 
Vancouver) Society as an additional third non-profit organization tenant (RTS 11898). 
 
Relevant Council policies include: 

 Healthy City Strategy (2015); 
 Housing and Homelessness Strategy (2011); 
 Financing Growth policy (Community Amenity Contributions) (January 1990; 

amended February 12, 2004); 
 Downtown Official Development Plan (1975). 
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CITY MANAGER’S COMMENTS 
 
 Aunt Leah’s Place is a reputable, financially and operationally viable organization that 

provides priority social programs and housing services for vulnerable youth and 
mothers in need. This organization advances a number of key Council priorities, 
including poverty reduction and housing and homelessness, advancing broader City 
objectives. The City Manager recommends approval of Recommendations A through C 
above to ensure that this City-owned space is a non-profit hub with organizations that 
complement each other, including SWAN Vancouver, Positive Living Society of British 
Columbia, and Vancouver AIDS Society. 

 
REPORT   
 
Background/Context  
 

1. Securing Community Amenity Space through Rezonings as Part of a Larger 
Mixed-Use Social Housing Development 
 

On May 15, 2013, Council approved, subject to conditions of enactment, the rezoning 
at Public Hearing for 1300-1320 Richards Street. In addition to 81 units of turn-key 
social housing, part of the in-kind Community Amenity Contribution was that the 
applicant/owner (Wall Financial Corporation) would provide the City with 21,270 
square feet of a purpose-built social service centre on floors one through four at 
1101 Seymour Street (see http://council.vancouver.ca/20130423/documents/p3.pdf).  
 
In late August, construction of the mixed-use building at 1101-1105 Seymour Street 
(the “Building”) was completed and the property was transferred to the City.  
1101 Seymour contains the social service centre located on floors 1 through 4, while 
1105 Seymour contains the 81 units of turn-key social housing on floors 5 through 15 
(the “Housing Component”). The City will manage the leases for the non-profit 
organizations occupying the social service centre, and will be the interim operator of 
the Housing Component for the initial phases of the project through the City’s Housing 
Operations division. Staff intend to conduct a process to select a long-term non-profit 
housing operator. 

 
2. Appointment of Non-Profit Organizations to Operate a Portion of the Social 

Service Centre  
 

 Prior to rezoning, Wall Financial made commitments that PLBC and AV, the two 
non-profits occupying the previous building, would be invited to return to the new 
facility. In September 2016, Council approved both organizations for tenancy.  

 
 In January 2017, City staff circulated an application to Community Services Grants 

applicants (total of 375 contacts), and was made available on the City’s website to 
solicit interest to operate and program the 2,234 square feet of excess space within 
the social service centre aligning with the City’s public service objectives (see 
Appendix A). 

 
 In June 2017, Council approved SWAN Vancouver as the third non-profit organization to 

tenant a 580 square foot portion on the first floor of the Centre. 
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3. Appointing a Fourth Non-Profit Tenant for a Portion of the Remaining Space within 

the Social Service Centre 
 
Out of the 13 applications received (see Appendix B), staff are recommending Aunt 
Leah’s Place for the remaining 1,654 square foot portion located on the third floor. 
This process was based on a variety of criteria to ensure that space would be managed 
by an organization that: provides programs and services that advance City priorities; is 
currently located in inadequate space; and has strong organizational and financial 
capacity. 
 

Strategic Analysis  
 
1. The Need for Suitable Community Space Amongst the Non-Profit Sector 
 
Vancouver is home to social non-profit organizations that provide valuable community 
programs and services. However, this sector faces significant challenges of 
affordability, aging facilities, and inappropriately designed space—all of which limit 
their ability to focus resources on the communities that they serve. As such, City 
support for securing multi-tenant, flexibly-designed, affordable, and accessible space 
is essential to retaining non-profits within Vancouver. 
 
2. Non-Profits that Support Youth Transitioning out of Care and Mothers in Need 
 
For almost 30 years, Aunt Leah’s Place has provided priority services to high needs 
groups. The organization has taken a leadership role in preventing youth who are 
formerly in foster care from becoming homeless and supporting mothers at risk of 
losing custody of their children. In British Columbia, approximately 700 youth age out 
of the foster care system each year and over 40% of homeless youth have been part of 
the child welfare system including adoption and foster care. Aunt Leah’s provides 
support systems for youth as they leave government care and transition into 
adulthood, with programs specific to more marginalized youth (eg, Aboriginal youth).1  
 
The clients served by Aunt Leah’s Place would benefit greatly from securing a 
centrally located space in Vancouver. Currently, the organization’s head office is 
located in New Westminster, however, Aunt Leah’s Place operates a social enterprise 
thrift store within Vancouver and almost half of the individuals that Aunt Leah’s serves 
reside in Vancouver. The City-owned premises at 1101 Seymour would allow for 
additional programming space within close proximity to existing Vancouver clientele, 
as well as provide a more accessible location for a greater number of youth and 
mothers in need.  
 
Aunt Leah’s Place provides essential programs that are an upstream push to preventing 
homelessness and further vulnerabilities and provides supports toward self-sufficiency. 
Aunt Leah’s Place customizes its programs to very marginalized individuals through 
supportive housing, coaching on essential life skills, and education/employment 
training through community workshops, offering relevant resources, education 
programs, and employment training to build skills and hands-on experience. These 

                                             
1 Vancouver Foundation. “Fostering Change.” http://www.fosteringchange.ca. Last accessed August 2017. 
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programs are key to ensuring youth transitioning out of foster care and mothers in 
need, and provides support to navigate living on their own. The City is also confident 
that Aunt Leah’s Place’s complementary services will create a strong synergistic mix 
amongst the three other existing tenants. 
 
Staff recommend Aunt Leah’s Place as a reputable, financially viable organization that 
provides priority services to prevent youth homelessness. They have received a social 
grant of approximately $35,000 per year since 2012. Aunt Leah’s has also 
demonstrated a need for affordable space within Vancouver — as such, this well-
located, new, accessible City-owned space would enhance the organization’s ability to 
deliver programs and services.  
 
3. General Lease Terms 
 
Staff are recommending Aunt Leah’s Place as the successful applicant for the 1,654 
square foot portion on the 3rd floor of the remaining space in the social service centre.  
 
Table 1 below describes the space allocation amongst the non-profit organizations. 
 

Table 1: Dedicated Space and Shared Space Amongst PLBC, AV, SWAN, and Aunt Leah’s 
Place (in square feet) 

Floor 
Positive 
Living BC 

AIDS 
Vancouver  

SWAN 
Aunt Leah’s 
Place 

Common 
Area  

Total 
Square 
Feet 

1  508  798  580   1,330   3,216 

2  816  3,985    1,302   6,103 

3  3,383    1,654 1,176   6,213 

4  4,543         1,195   5,738 

TOTAL   9,250  4,783  580  1,654 

5,003 & 
parking, 
loading, 
end-of-trip, 
bikes 

21,270 

 
Staff have developed lease terms for Aunt Leah’s Place that are similar to other social 
non-profits in new City facilities. This includes nominal rent, which is considered a 
City subsidy of approximately $60,000 per annum for Aunt Leah’s Place, based on the 
first year of the term. 
 
Staff recommend an initial five-year lease term, with one five-year renewal option 
that is conditional on a positive service review in the fifth year of the initial term. 
Summary of lease terms for the Aunt Leah’s Place Lease are listed in Table 2 with the 
full term sheet in Appendix C: 
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Table 2 – Aunt Leah’s Place Lease Terms: 

Tenant Aunt Leah’s Independent Lifeskills Society (dba, Aunt Leah’s Place) 

Term Five (5) years, with one (1) option to renew for a further five (5) year term. 

Commencement February 1, 2018, with one month early possession from January 1, 2018 

Tenant Improvements Premises are provided “As Is Where Is.” 

Premises 1,654 square feet on the third floor as shown in Appendix C. 

Basic Rent 
Nominal Basic Rent of $10.00 for the Term, but the Tenant will contribute its 
proportionate share of operating costs.  

Use Institutional Use limited to Social Service Centre and permissible ancillary uses. 

Insurance Not less than Two Million Dollars (Commercial General Liability). 

Public Service 
Objectives 

The Tenant shall operate the Premises for the benefit of the citizens of 
Vancouver and the advancement of social services in Vancouver. 

Early Termination 
The tenant may terminate the Lease upon 180 days written notice to the 
Landlord. 

 
 
Implications/Related Issues/Risk (if applicable)  
 

Financial  
 

Staff are recommending that basic rent be set at a nominal rate of $10 per Term for 
Aunt Leah’s Place. Nominal rent is considered a grant based on the fair market value 
(FMV) of the Lease. The FMV results in a grant of approximately $60,000 per annum for 
Aunt Leah’s based on the first year of the lease term. 
 
To be consistent with other City-funded non-profits, Aunt Leah’s Place would need to 
contribute its proportionate share of operating and maintenance costs for the 
Building, currently estimated at approximately $14,000 per annum.  
 

CONCLUSION  
 

The 2013 Public Hearings from 1300-1320 Richards Street and 1101-1105 Seymour 
Street approved $7.03 M of the negotiated Community Amenity Contribution to be an 
on-site social service centre at 1101 Seymour Street to be owned by the City as part of 
the Capital Asset portfolio. This report seeks Council authority to enter into a lease 
agreement with Aunt Leah’s Place as the operator of a portion of the Centre on the 
terms and conditions described in this report. The lease includes a form of rental 
subsidy as deemed appropriate based on the level of City support of social non-profit 
organizations in City facilities and the City’s approach to ensuring that community 
amenities provide community benefits. 
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Non-profit Organizations that Applied for Social Service Space at 1101 Seymour Street 
 

 Aunt Leah's Place 
 Battered Women’s Support Services 
 Cerebral Palsy Association of BC 
 Elizabeth Fry Society 
 Health Initiative for Men 
 Inland Refugee Society 
 John Howard Society of BC 
 Metro Vancouver Aboriginal Executive Council  
 Pacific Immigrant Resources Society 
 Sanctuary Mental Health 
 Society for Children and Youth of BC 
 SWAN Vancouver Society 
 Women Against Violence Against Women 
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Aunt Leah’s Term Sheet  
(Please note: Schedules B and C provided by separate attachment to Aunt Leah’s) 
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