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Between July 6 and 11, 2002, four public open houses for the East Fraserlands were held at
Champlain Mall (shown here), Champlain Heights Community Centre, Kerr Street Pier and the
Harbourmaster’s Club (Victoria Drive at the river). About 1,000 people viewed the displays and

spoke to City staff and the proponents’ representatives. Over 150 comment sheets were filled out.

N

Following are the seven main display panels exhibited at the open houses. These panels
can also be viewed in full-colour PDF format on the City website:
www_city.vancouver.bc.ca “B Planning “B Current Planning B Current Projects Y8 East Fraserfands
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Corlolls Consulting Corp.
\\1505- 1130 W. Pender St.

Telephone: (604) 682-9714
Fax: (604) 682-4193

28 August 2002

Mr. Tom Phipps

City of Vancouver
Community Services
453 West 12" Avenue
Vancouver, BC

V5Y 1V4

Dear Mr. Phipps:
Re:  Public Benefits in the East Fraser Lands Redeveloprr;ent

We have been retained by the City of Vancouver to provide urban economics inputs to
the planning process for the East Fraser Lands area. Our role includes providing an
independent perspective on the land uses, densities and phasing of development and
assisting the City in analyzing the financial viability of redevelopment in order to help
define an appropriate public benefits and amenities package for the overall project.

. As the first step in our work, we have been asked by staff to outline some of the

" considerations that the City should keep in mind as it begins the process of defining an
appropriate public benefits strategy. This outline will help ensure that expectations for
public benefits from this redevelopment are realistic from the outset.

We have just been commissioned for this project, so we have not yet completed any
analysis that is specific to the East Fraser Lands. However, we have considerable
experience in the financial analysis of large scale development projects and we are very
familiar with the development levies and benefits/amenities that have been derived from
other major projects in the City. Based on this experience and our general knowledge of
market conditions, we suggest that the City keep the following points in mind as it begins
the process of sketching out a benefits package for East Fraser Lands:

1. The financial ability of a major redevelopment project to provide public benefits and
amenities is largely a function of the gain in land value associated with the transition
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in land use or density that results from rezoning. In general, redevelopment occurs
when a new use supports a higher land value than an existing use, after allowing for
all of the costs involved in the transition. When rezoning yields a large lift in value,
the developer can pay all the costs of redevelopment, eam a profit, and generally have
“room” to pay for a package of public benefits. If rezoning yiclds little or no lift in
value, there is less ability to pay for public benefits.

2. The lift in land value from rezonings varies tremendously across the City, depending
on the nature of the prior use (and the land value it supports), the use and density
approved in the rezoning, the costs of redevelopment, and the market value of the end
products. While the transition from older, heavy industry to higher density
multifamily residential can almost always be assumed to involve a gain in land value,
the amount of the gain is not consistent across all projects. The evidence from past
major rezoning projects in Vancouver supports this observation, as the public benefits
achieved from the Arbutus Industrial Area and Collingwood Village were materially
lower (per square foot of new floorspace) than the benefits achieved from say False
Creek North, Coal Harbour, or Bayshore.

3. One of the most significant variables in the determination of net gain in land value is
the market value of the end product, such as new multifamily residential units. All
other things being equal, a redevelopment project on a prime view site in downtown
will be able to support 2 higher public benefit than a redevelopment project on a site
on the east side of the City, for the simple reason that there is a large difference in
development revenues due to the price of the finished housing units.

4. A second significant variable in the determination of net gain in land value is the cost
of redevelopment. While construction costs for the above-grade portion of new
buildings may not vary much across the City, there can be significant differences in

*. site-specific costs for items such as addressing soils problems, remediating
contaminated soils, or providing necessary off-site infrastructure. Again, all things
being equal, a site that has no contamination, good soil conditions, and no need for
services upgrading would be able to make a higher public benefit contribution than a
site that involves cleaning up oil deposits, has a deep layer of organic soils, and must
provide a major sewer lift station and a new all-directional, signalized intersection.

5. For the East Fraser Lands, the City must anticipate that redevelopment will involve
costs to remedy difficult soils conditions and costs to remediate contaminated soils.
As well the City should keep in mind that residential prices in this area, while
probably higher than average east-side prices because of the riverfront, will not match
downtown prices. For these reasons, the benefits (measured in terms of total dollar
value of benefits and amenities per square foot of approved development) that can be j
achieved from the East Fraser Lands are not likely to match the high end of the range
that has been generated by downtown projects on the waterfront. Rather than start b
with expectations based on other projects, it is better to wait until land use planning
and economic analysis have advanced sufficiently to estimate the project’s actual
ability to provide amenities. :
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6. Ongoing analysis will help the City establish an appropriate benefits package for the
East Fraser Lands redevelopment and determine whether the project should be
charged the established flat amenity rate or can support a higher level of contribution

of amenities and benefits.

Yours truly,

CORIOLIS CONSULTING CORP.

N Ty

Jay Wollenberg




