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FROM:
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SUBJECT:

Northeast False Creek: Directions for the Future (2nd of 2 reports)

RECOMMENDATION
A.

THAT Council endorse the document titled “Northeast False Creek Directions
for the Future” (attached as Appendix “A”) to supplement existing policy and
guide future planning in Northeast False Creek.

B.

THAT staff continue to work with the Northeast False Creek property owners
and the Consultative Group on policy development and rezoning applications in
the area.

GENERAL MANAGER'S COMMENTS
The General Manager of Community Services recommends approval of the foregoing.
CITY MANAGER'S COMMENTS
The City Manager recommends approval of the foregoing.
COUNCIL POLICY
False Creek North Official Development Plan (1990)
Noise Bylaw Exemptions for BC Place (1995)
Community Amenity Contributions – Through Rezoning (1999)
Northeast False Creek Urban Design Plan (2001)
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False Creek North: Land Use Policy for Special Events, Festivals and Entertainment
Functions (2005)
Metro Core Jobs and Economy Land Use Plan: Issues and Directions (2007)
Ecodensity Charter: Initial Actions (2008)
Green Building Strategy (2008)
Amendments to the False Creek North ODP for Area 10 (BC Place Stadium) (2008)
Greenest City Action Team – Quick Start Implementation Plan (2009)
PURPOSE AND SUMMARY
This report presents for Council’s adoption the proposed Northeast False Creek (NEFC)
Directions (Appendix ‘A’) for the role of the area, the land use mix, built form, density,
public open space and parks, and public benefits and amenities in Northeast False Creek. This
is the second of two reports recommending Directions for the future of NEFC.
In June 2009, Council received a report conveying initial Directions for four topics:
•
•
•
•

the Unique Role of the Area;
Non-Residential Uses;
Public Open Space and Park; and
Residential Use.

The June report accompanies this report and for additional background should be read
concurrently. It provides information on NEFC, the Council-approved terms of reference for
the study, as well as a commentary on the four topics above. When Council considered the
June report, a number of issues were identified requiring further technical work and
discussions with the property owners and the broader community and stakeholders. Advice
from Councillors included:
•
•
•
•
•
•

Give prominence to environmental, social, cultural and economic sustainability in the
future planning for NEFC;
Explore the feasibility of creating additional public open space;
Pursue additional opportunities for affordable housing;
Investigate strategies for delivering all or phases of the Creekside Park Extension at an
earlier date;
Clarify timing of the Vancouver Art Gallery (VAG) decision;
Provide more information on the variety of residential unit sizes and the provision of
secondary suites within a larger apartment unit.

If Council endorses the NEFC Directions, landowners will be able to proceed with site-specific
rezoning and concurrent ODP Amendments. All owners are interested in proceeding with
applications.
In an upcoming report, Council will be considering recommendations from the Vancouver View
Corridor Study which could result in the retention, addition, alteration or elimination of view
corridors. This may or may not impact achievable densities and forms of development,
including building heights in NEFC. These Directions are being presented in advance of
Council’s deliberations on the view corridor recommendations and the proposed Directions
respect all existing view corridors. Staff are confident that if there is a need to make
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adjustments to the Directions, these can be brought to Council during the next phase of more
detailed planning for the NEFC lands.
The Directions for the future of NEFC reinforce Council’s major priorities regarding:
• Homelessness and Affordable Housing;
• Environment and Sustainability; and
• Creative Capital and a Growing Economy.
In summary, the Directions call for the following:
•
•
•
•
•
•
•
•
•
•
•
•

Create a high density mixed use neighbourhood built around two existing event venues
(BC Place Stadium and GM Place) and a new event venue/civic plaza;
‘Raise the bar’ on the achievement of sustainability objectives assisting in the City
emerging as the Greenest City in the World, by 2020;
Provide 1.8 million square feet of ‘job space’ close to the central business district and
public transit;
Provide attractive public open spaces on the waterfront with a high degree of vibrancy
and opportunities for a wide array of activities;
Provide about 4 million sq.ft. of residential floor space noting that this target may
need to respond to outcomes from the View Corridor Study and the possible reshaping
of Creekside Park;
Introduce new measures including building design requirements and changes to the
Noise Control Bylaw to mitigate event noise to the greatest extent possible and clearly
communicate the special role of the area in the city and the region;
Improve housing affordability through the inclusion of market rental in addition to
requiring sites for affordable housing;
Provide opportunities for housing that will appeal to those who want to live in a busy,
vibrant area and who have a tolerance for noise, crowds and activities;
Encourage innovative architecture and built form;
Provide funding for new public amenities and improvements to existing amenities and
parks in False Creek;
Improve pedestrian routes between downtown and NEFC; and
Support the retention and preservation of the City’s heritage buildings by providing
opportunities for transfers from the City’s heritage bank.

The preparation of these Directions has included consultation with the broader public through
five open houses attended by 1,000 people. At the outset of the study a Consultative Group
was formed consisting of representatives from business, recreation, cultural and resident
groups to provide advice. There have been regular meetings with a NEFC Consultative Group
at each stage in the work. The five property owners - Concord Pacific, BC PavCo, Canadian
Metropolitan Properties, Aquilini Developments as well as Central Heat Distribution have met
with staff many times to discuss the future of the area. Presentations on the outcomes of the
High Level Review were also made to the Park Board’s Planning Committee in April 2009, the
Urban Design Panel in August 2009 and the City of Vancouver Planning Commission in
September and October 2009.
There is general support for the Directions from the property owners, the Consultative Group
and the general public with the notable exceptions of public non-support for the amount of
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residential and the amount of park space. It is acknowledged that the policy directions
proposed do 'push the envelope' in these important areas. Staff, therefore, provide additional
commentary addressing both the opportunities presented (including taking advantage of a
highly sustainable downtown location) and the urban design objectives to be met, public
amenities to be provided and impact mitigation measures to be introduced in pursuit of a
livable and sustainable higher density community. The amount of parks and open space is
also addressed in detail noting that, particularly in inner city locations - in addition to the
land area to be provided - it is essential to address qualitative aspects such as location (e.g.
context, adjacencies, etc.), design and quality of space (e.g. sunlight access, attractive
design, durability, etc.), and multi-use capabilities (e.g. passive, active, local use, larger
event use, etc.).
With the approval of these Directions, staff will continue to work with the property owners
and the Consultative Group as well as consult with the broader public to consider policy issues
and review the rezoning applications that are anticipated in the area. The NEFC staff team
will consider the implications of the outcomes of the View Corridor Study, continue to explore
the park reshaping concept, advance work on the location, design and costing of open spaces,
including the civic plaza and public realm initiatives, a design for Pacific Blvd. (Cambie Bridge
to Quebec Street), sustainability initiatives such as the feasibility of district energy,
implementing measures addressing compatibility of residential, events, marinas and
waterborne activities and facilities and an implementation and a funding strategy for public
benefits and amenities associated with development in NEFC. It is also anticipated that
rezoning applications will be received from several of the owners.
BACKGROUND
The June Directions Council report accompanying this report provides detailed background
information on:
•
•
•
•
•
•

The Purpose of the Northeast False Creek High Level Review (NEFC HLR);
The Terms of Reference for the NEFC HLR;
NEFC Study - Scope and Timing;
NEFC HLR Study Area and Land Ownership;
Current FCN ODP Status and Remaining Development Allowances in NEFC; and
Planning Considerations.

The following initiatives currently underway will also have an impact on the future of NEFC.
Vancouver Art Gallery
For some time, the Vancouver Art Gallery (VAG) has been pursuing a relocation of the
institution to a new downtown site with significantly larger space capacity potential. The VAG
has investigated the feasibility of relocating to a City-owned vacant site (now a parking lot)
immediately east of the Queen Elizabeth Theatre. In the spring of 2008 the Province put
forward the idea of locating a new Vancouver Art Gallery on Area 6b, the Plaza of Nations
site. The VAG retained a consultant to evaluate the opportunities and challenges of this site.
In October 2008, Council amended the FCN ODP to clarify that locating major cultural
institutions such as the VAG in NEFC would be consistent with the prevailing role of the area.
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The Vancouver Art Gallery Board has not concluded their deliberations on the preferred site.
There is no firm timeline as to when the Gallery will make a decision. Accordingly, planning
policies for NEFC have been developed at a high level and address what should happen if the
gallery does locate in NEFC and recommended adjustments if it does not.
BC Place Stadium
In the fall of 2008, Council approved amendments of the False Creek North Official
Development Plan (FCN ODP) identifying permitted land uses and densities for the BC Place
Stadium site. Prior to the enactment of these amendments, BC Pavilion Corporation (PavCothe Provincial Crown Corporation responsible for the stadium) volunteered to enter into the
‘Upgrade Commitment Agreement’ (UCA) with the City. In the UCA, PavCo committed to
completing the stadium upgrade including the replacement of the roof by December 31st,
2012.
In consideration of the public benefit value of the stadium up-grades, the UCA effectively
committed the City to not pursue community amenity contributions to pay for community
facilities and amenities associated with the additional employees and residents living and
working in future developments on the BC Place Stadium site. The amendments of the FCN
ODP approved by Council allow for the consideration of future rezonings of the stadium site
resulting in up to 1.4 million square feet of additional development capacity. However, the
UCA contemplated that CACs, or payments in lieu, would be required if the upgrade including
the roof replacement is not completed by December 31st, 2012 or, to the extent of CACs for
Area 10A, if the roof is not retractable.
The Provincial Government has fully funded internal renovations to BC Place with $65 million
in upgrades completed to date. However, the Minister has indicated that cost pressures for
the current retractable roof proposal could require further decisions on how to proceed with
the balance of the upgrade.
View Corridor Study
In an upcoming report, Council will be receiving the staff recommendations regarding the
retention, adjustments to, the addition of, or the elimination of specific view corridors. Staff
from the NEFC and the View Corridors Study teams have been working together on common
technical and policy considerations. Staff are confident that the development capacity and
land use mix proposed in the Directions can be achieved within the existing view corridors.
Should Council choose to make changes to the view corridors or create new view corridors,
the residential development capacity question will be reviewed at the rezoning stage.
DISCUSSION
1. The NEFC Directions for the Future
This section summarizes the recommended Directions. The complete Directions statements
and accompanying rationale and background information are available in the attached
Appendix ‘A’ – ‘Northeast False Creek Directions for the Future.’
The report on NEFC Directions, received by Council in June 2009, presented Directions on:
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The Unique Role of the area in the City and the Region;
Non-residential Use;
Public Open Space and Park;
Residential Use;
Residential Mix and Community Facilities.

Further technical work and public input has led to changes in all of these Directions, with the
exception of that pertaining to the role of the area.
In addition to the above, since June new Directions have been added including those
pertaining to:
•
•
•
•
•
•
•

A Vision Statement;
Principles to Support the Area Vision;
Environmental, Economic, Social and Cultural Sustainability;
Public Open Space and Parks, including Criteria for Reshaping Creekside Park;
Residential Use, Unit Mix and the Compatibility of Residential and Events;
Built Form and Density; and
Public Benefits.

The Directions are sequenced so that policy areas that are City priorities are presented first.
These include an emphasis on sustainability, reinforcing the role of the area as a hub for
events, achieving the requirements for ‘job space,’ and the provision of public open space
and parks. Residential development is to be accommodated in amounts and locations to the
degree that it accommodates the public interest priorities and meets sustainability, livability,
built form and architectural objectives. Lastly, the Directions on public benefits provide for a
balance of benefits reflecting the needs related to supporting the role of NEFC as an event
area, the achievement of other city-wide priorities and the provision of amenities addressing
the needs of new employees and residents in the area.
These Directions are at a high level and provide flexibility for future development planning.
They can accommodate the Vancouver Art Gallery choosing to locate or not locate in NEFC as
well as upcoming Council decisions on the View Corridor Study.
Once Council has endorsed the Directions, individual owners can move forward with the
preparation of rezoning applications and concurrent ODP amendments. All property owners
want to proceed with the submission of rezoning applications. There is some more detailed
additional policy work to be resolved in follow-up implementation work. This is summarized in
a later section entitled ‘Next Steps.’
Preparation of the Directions has involved:
•
•
•

the consideration of existing council policies and new Council priorities as
summarized earlier in this report;
technical work, coordinated by planning staff and a technical team with
representation from Housing, Social Development, Real Estate, Engineering, Special
Events, Parks and Cultural Services;
consultant advice on the public realm from Phillips, Farevaag and Smallenberg and
Project for Public Spaces;
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an acoustic study by BKL Consultants;
a commercial market demand study by Colliers International; and
a development economics pro forma analysis by Rollo and Associates.

There has also been extensive consultation with property owners, residents, the business
community and other community groups (see section on ‘Public Input’) with more details in
Appendix ‘B.’
2. NEFC – Directions for the Future
A. Vision for the Area (See Appendix ‘A,’ Section 2.1)
A vision statement with accompanying principles is presented, highlighting the key attributes
that are sought for the area. NEFC contains a significant amount of vacant and/or underutilized land in a central area that is well served by transit. It is a highly suitable location for
high density development. The vision for NEFC includes a mix of uses, including retail,
restaurants, office, residential and major event venues leading to the creation of a highenergy and dynamic regional hub for culture, sports, events and associated activities. The
development of the NEFC lands will complete the development of the False Creek basin with
a vibrant neighbourhood featuring a variety of waterfront public open spaces, plazas and
parks and also, restaurants, shopping and a public attraction that draws people to the area.
The area will offer a different kind of livability that differentiates it from other waterfront
areas that are predominantly places to live with few opportunities to work and play. Visually,
the area will be distinctive from other waterfront areas with innovative architecture, a
variety of building forms and unique public spaces.
NEFC will be connected to adjacent areas with the creation of the Georgia Pedestrian Link,
completion of Smithe Street between Expo and Pacific Blvd. and the extension of Abbott
Street to the water’s edge and completion of the southern segment of the Carrall Street
Greenway.
B. Sustainability (See Appendix ‘A,’ Section 3.1)
The first Direction following the Vision Statement addresses Environmental, Economic, Social
and Cultural Sustainability to emphasize that this will be a pre-eminent consideration in
planning the future of NEFC. It is recommended that the area exceed the achievements
reached in Southeast False Creek and thus assist the city in achieving the goal of becoming
the Greenest City in the World by 2020. The pursuit of greater sustainability and the desire to
take full advantage of a highly suitable, downtown location has provided the impetus for the
investigation of higher residential densities in NEFC.
The Direction emphasizes, among the many best practices in environmental sustainability, the
importance of improving pedestrian and cycling facilities, reducing car use, reduced parking
requirements, achieving carbon neutrality through building design, pursuing district energy as
one possible strategy for reducing GHG emissions and energy consumption, targeting for zero
waste (defined as an 85% diversion of waste or better), conserving water and providing
opportunities for community gardens. Building designs and land use mixes will seek to
minimize energy consumption.
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Economic sustainability is also a priority by ensuring that the provision of ‘job space’ is
emphasized as well as retail shops and restaurants. GM Place and BC Place Stadium will
continue to contribute significantly to the economic vitality of the area, the city and the
region.
Cultural sustainability is also a key priority with the provision of a civic plaza and other public
spaces for festivals and cultural events; festival and event sustainability will increase with a
larger plaza. In addition, the opportunity to locate the Vancouver Art Gallery in NEFC is also
addressed. Social sustainability is achieved through the provision of opportunities for
affordable housing funded in part by senior governments and requiring the provision of
market rental housing and other community amenities. (see section on Public Benefits).
C. Unique Role in City and Region (See Appendix ‘A,’ Section 3.2)
Council endorsed this role for NEFC when it approved the terms of reference of the NEFC High
Level Review in May 2007. There has been no change to this Direction as presented in the first
report. It calls for NEFC to be enhanced in ways that reinforce its unique role as a city and
regional focus of sports, entertainment, community and cultural events; and for future
residents and businesses to expect this role to continue.
D. Non-residential Use (See Appendix ‘A,’ Section 3.3)
The Directions identify a requirement of 1.8 million sq. ft of non-residential “job space” as an
“end state” amount in NEFC. This reflects the Metro Core Study’s recommendation that NEFC
assist in making up the short fall of commercial capacity in the downtown. It calls for 1.8
million square feet of ‘job space’ regardless of whether the art gallery locates in NEFC to
assist in making up this shortfall.
In the first report out on the proposed Direction in June of this year, staff recommended
achieving the job space target of 1.8 million sq.ft. in the scenario that included the Art
Gallery. For scenarios without the Art Gallery a lower job space target of 1.67 million sq.ft.
was proposed. Since the Open Houses were held in September 2009, staff have revised the
Directions to propose a job space target of 1.8 million sq.ft. in all scenarios. This change
reflects consistent concerns raised by the Board of Trade about the amount of ‘job space’
that should be provided in NEFC and continued strong public endorsement of a significant ‘job
space’ requirement in NEFC.
The Board of Trade and some members of the Consultative Group have expressed an
additional concern about including the floor space of the Vancouver Art Gallery (or some
other major institution) in the ‘job space’ target on the basis that the gallery yields very few
jobs. However, staff continue to recommend that the floor space of the Art Gallery and/or
other attractions be counted as ‘job space” since this approach is consistent with the Metro
Core Land Use Study definition of ‘job space’ which includes all types of non-residential uses
and recognizes that some uses generate high numbers of jobs while others produce fewer
jobs.
Rezoning applications will be required to include the identification of development sites or
floor space in buildings to be designated for ‘job space.’
E. Public Open Space and Park (See Appendix ‘A,’ Section 3.4)
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Proposed Pattern/Size of Open Spaces and Park (Directions 3.4.1, 3.4.2, 3.4.4 – 3.4.10)
The development of NEFC will result in significant new public open spaces including securing
a publicly owned civic plaza and the conversion of under-utilized land under the viaducts to
recreation use, meeting an identified gap in the provision of youth-oriented recreation
opportunities. Previously committed or approved items such as the Creekside Park Extension,
the waterfront walkway/bikeway and the Carrall Street Greenway will also be provided.
Scenarios accommodating or not accommodating the VAG provide about the same amount of
public open space and park – approximately 14 acres, including the extension of Creekside
Park. All open spaces are located on the water, except for the viaducts recreation area.
There are some differences between the open space scenarios.
In late June 2009, additional open space was added to the scenario that accommodates the
VAG by increasing the size of waterfront open space to the west of the Art Gallery on Area 6b
from approximately 33,000 sq.ft. to 80,000 sq.ft. The role and treatment of this space could
vary – more or less hard surfaced or green – depending on future planning. However, as in the
earlier scenario with the Art Gallery, this larger waterfront space on the Plaza of Nations site
remains physically separated from the Civic Plaza, planned for area 6c and does not allow
plaza expansion. Accordingly, in the scenario with the Art Gallery the size of the civic plaza
remains unchanged at approximately 35,000 sq.ft. and can host events but would have
limited capacity to host performances and would not provide a replacement for the current
Plaza of Nations open space.
Should the VAG not locate in NEFC, the proposed site for the civic plaza shifts to the former
site of the Plaza of Nations. As a result, the capacity of the civic plaza in the ‘Without the
VAG’ scenario is improved for events, gatherings and performances due to its more functional
shape and larger size. The proposed 80,000 square foot plaza could provide a replacement for
the existing Plaza of Nations outdoor event and performance area.
There are a limited number of sites available for new public open space in NEFC. The only
private sites large enough to provide additional open space are the two sites south of Pacific
Boulevard, Area 6b and Area 6c South. Since the opportunities for new public open space in
NEFC are limited, the focus of the open space explorations has been to determine what is
needed to support the role of the area as an event hub in the city and the region and to
consider the needs of the additional population within the context of all the amenities that
are available or will be provided in the future. Opportunities have been identified to secure
the best spaces in NEFC for public use and most of the new spaces are located on the
waterfront. In addition, the new open spaces are flexible to provide a range of uses rather
than single purpose park space to maximize use. For example, to be truly successful the civic
plaza will need to be designed to accommodate both large city-wide events and provide
opportunities for day to day use for area residents. While the new civic plaza and the hard
surface recreation area under the viaducts do not deliver typical “neighbourhood park,” they
do play a role within the broader scope of recreation and represent genuine additions to the
amenity of the area.
In NEFC, the consideration of new public open space must address what is needed to support
and enhance the role of the area and deliver what is needed to serve the new residents.
Staff have been challenged to develop a feasible proposal that balances these considerations.
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While the proposal does not achieve the historic neighbourhood park ratio, staff conclude
that the public open space proposal is reasonable in the context of all the objectives for the
area. 1
About 5 acres of land is being sought for new public open space and an additional 2.5 acres of
land is needed for the proposed Vancouver Art Gallery site. Additional neighbourhood park
space is not proposed. If the park ratio of 2.75 acres per thousand residents were to be met,
it would require an additional 19.8 acres of park land for the 7200 new residents that could
be added to NEFC. The addition of 7200 new residents without additional neighbourhood park
land will reduce the park ratio from 2.75 to 1.8 acres per 1000 people. If the new 5 acres of
public open space proposed is included, the ratio would be 2.03 acres per 1000 people. It
should be noted that there is a wide array of public park, open space and recreational
opportunities in the immediately adjacent areas of Southeast False Creek and False Creek
North.

1. In recent years, major projects in Vancouver have fallen short of meeting the historic
neighbourhood park target. In Southeast False Creek the approach to the provision of parks and open
space was to deliver a basket of amenities including new park space, a civic plaza a new community
centre and other amenities that together met the requirements of the new neighbourhood. The
historic target of 2.75 acres per 1000 informed the work on the Official Development Plan, but was not
referenced as a target in the SEFC ODP, or fully achieved.
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Reshaping and Delivery of the Creekside Park Extension (see Direction 3.4.3)
The Creekside Park Extension is the area of land, bounded on its western edge by the Carrall
Street Greenway, to the south by the False Creek shoreline, and to the north Pacific Blvd.
The Creekside Park Extension is the last of the parks identified in the FCN ODP in 1990 that
remains to be provided. The delivery of this park is linked to the requirement to receive
contaminated soils from the adjacent development sites in area 6c as outlined in the
tripartite agreement between the Province, Concord Pacific and the City. Delays in the
development of area 6c have delayed development of the park.
In response to Council’s June request, staff have been considering options for expediting the
delivery of the Creekside Park Extension and at the same time ensuring that the overall
solution is as good or better than the current circumstance. A Direction has been added that
opens the door to the assessment of proposals for reshaping the park and park delivery
options based on specific evaluative criteria. A key consideration will be the functionality of
the reshaped park. In 2006, the staff and community prepared a plan for this park which
accommodates a wide variety of functions and spaces. The Direction calls for consultation
with the community on future proposals, as well as with the Park Board, the Province and
Concord Pacific.
At the Public Open Houses, the concept of reshaping of the park was of concern to adjacent
residents. This was the first time that the concept and criteria for considering a reshaping of
the park were introduced to the public by staff. Responses for any reshaping of the park to
date have been largely negative based on concerns that the new elongated shape would result
in the loss of some of the features planned for the park in 2006 Concept plan, and concerns
about view loss from private residences and loss of public view from Southeast False Creek.
Park issues will be presented to the Park Board on October 19th. Resolutions of the Board will
be forwarded to Council shortly thereafter.
F. Residential Use and Unit Mix (See Appendix ‘A,’ Section 3.5)
After satisfying the requirements to maintain the role of the area, include a major component
of job space and provide new open space, staff concluded that a major component of
residential use can also be accommodated in NEFC. This set of policy directions covers a
variety of topics related to the consideration of housing in NEFC.
A target of about 4 million sq. ft. of residential floor space (not a maximum or a minimum)
for NEFC has been established by modeling a build-out scenario primarily of tower and podium
form, with heights no higher than the view corridors, lower heights closer to the waters edge
and a minimum tower separation of 80 feet. Building form variations are encouraged.
Furthermore, accommodating residential is contingent on:
•
•

Providing 1.8 million square feet of commercial floor space;
Providing new public open spaces including a civic plaza;
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Demonstrating the compatibility of residential and approximately 200 events a year
associated with the two existing event venues and the proposed civic plaza, including
unique conditions of crowds, noise and event-related congestion;
Demonstrating compliance with the identified and specific urban design and built form
parameters; and
Addressing the transportation needs of new residents

The final amount and location of residential floor area will also be contingent on the delivery
of the necessary community facilities, services and amenities to serve the community.
It is anticipated that a diversity of unit sizes will be developed in NEFC. The preparation of
rezoning applications will provide an opportunity to ensure that areas of NEFC include housing
suitable for families with children, where residents are sheltered from event traffic, noise
and crowds and appropriate family-focused, on-site amenity spaces and play equipment can
be provided.
The public response to the target of 4 million sq.ft. of residential floor space has not been
supportive and is summarized as follows:
•
•
•
•
•

Some amount of residential use was supported by a majority of the public;
At the September 2009 Open Houses 50% supported either 2 – 3 million sq. ft. of
residential floor space or less than 2 million sq. ft,
A majority of the public attending both the January 2009 and September 2009 open
houses were not supportive of the density target of about 4 million square feet of
residential;
At the September Open Houses, 23% supported 4 million sq.ft. or more of residential
floor space (down from 34% support for 4 million or more at the January 2009 open
houses);
At the September 2009, 25% of the public supported no residential

Many of the public who responded noted concerns about the additional population
overloading existing and new public open spaces and amenities, and expressed concerns
about the compatibility of the events and new housing. (see Appendix ‘B’ for complete
results, including the results from the January Open Houses)
G. Built Form and Density Direction (See Appendix ‘A,’ Section 3.6)
The development of NEFC provides an opportunity to pursue innovative architecture and
variety in built form. In addition to the emphasis on addressing a broad range of sustainability
objectives, future development must respond to the unique circumstances in NEFC including
the definition of public spaces and innovative responses to event noise. Sustainability
objectives have provided the impetus to explore scenarios that maximize the development
potential of the area. As proposed, densities in NEFC will be among the highest in the
downtown peninsula with a floor space ratio (FSR) in the range of 6 to 9. As a comparison, the
West End ranges from 1.5 to 4 FSR, Downtown South ranges from 3 to 6 FSR and in the Central
Business District up to 9 FSR (although predominantly office use).
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H. Public Benefits Proposal(See Appendix ‘A,’ Section 3.7)
These Directions address the new public benefits, over and above those that have already
been committed in the FCN ODP. The whole of False Creek North is excluded from all
existing Development Cost Levy (DCL) areas, therefore DCL funding cannot be used in NEFC.
All community facilities and services required for the area such as parks, daycares and the
Roundhouse Community Centre and sites for affordable housing were identified in the ODP
and secured at the time of each sub area rezoning. The additional required public benefits
proposed for NEFC are described in the Directions and will be negotiated at the rezoning
stage and the FCN ODP amended concurrently to reflect the additions. The public benefits
proposal for NEFC includes:
•
•
•
•
•
•

Requiring that 20% of the housing in NEFC be affordable housing;
Requiring that 10% of the housing be market rental housing;
Movement (Transportation) and Public Realm Improvements;
Amenities and facilities for the new employees and residents in NEFC;
Up-grades to existing parks and facilities; and
Facilities and public open spaces that serve the role of the area.

In establishing the public benefits proposal, staff followed the process for determining
specific benefits outlined in the adopted Council policy on Community Amenity Contributions.
A balance is proposed between: 1) city-wide priorities such as affordable and rental housing
and opportunities for heritage density transfers from the heritage density bank; 2) facilities
serving the role of the area and; 3) the amenities and facilities required by new employees
and residents in NEFC. Changes or additions to the public benefits proposal may be required
as future planning unfolds.
Staff worked with financial consultants (G.P. Rollo and Associates) to assess whether there
would be sufficient development value created through future rezoning applications to
support the proposed benefits package associated with a build-out of 1.8 million sq.ft. of job
space and 3.3 million sq.ft. of new residential floor area (4 million sq.ft. of residential floor
area less the 700,000 sq.ft. of residential on BC Place Stadium site). The assessment
concluded that future rezoning of the area based on the Directions as proposed, would
generate adequate land lift to provide the needed public benefits through community
amenity contributions to be negotiated at the time of sub area rezoning. The evaluation
considered the impact of a incremental change in the amount of residential floor space and
determined that some reduction to floor space (100,000 to 150,000 sq.ft.) would not affect
the ability of development to provide the needed public benefits. If significant adjustments
to residential floor space are considered, both the demand analysis (i.e. what public benefits
are needed) and the financial analysis (i.e. what can be afforded through future CACs) would
need to be reviewed.
Generally, the proposed benefits package was endorsed by a large majority of those attending
the open houses. However, opposition was expressed to affordable housing by 35% of those
attending the September 2009 public open houses. Many of those opposed to affordable
housing raised concerns about supportive housing developments. The types of affordable
housing including supportive housing will be determined through the subsequent rezoning
process and by senior government housing policy and funding. It should be noted that there
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are currently 7 vacant sites in False Creek North designated for affordable housing. Only one
site at 525 Abbott Street is proceeding in the near future. The remaining 6 sites are awaiting
senior government funding.
Next Steps
Following Council approval of the NEFC Directions for the Future, staff anticipate three to
four rezoning applications within a year. There remains several detailed level policy and
implementation issues to address including:
• concluding on the View Corridor Study implications for NEFC;
• the resolution of the detailed location, size and function of open spaces;
• the consideration of the possible re-shaping of the Creekside Park Extension;
• advancing work on the need, location, size, programming and design of the civic
plaza;
• conducting a feasibility study for re-use of Enterprise Hall (if the VAG does not locate
on Area 6b);
• completion of the Georgia Pedestrian Link options and costing study;
• meeting with rezoning applicants regarding the detailed massing, form of
development and other urban design elements;
• preparing an implementation and funding strategy for delivering the public benefits
strategy;
• resolving the location, size and function of marinas, including provisions for dragon
boaters;
• completing the design of Pacific Boulevard (Cambie Bridge to Quebec Street);
• ensuring that future CD-1 rezoning create a linkage between the provision of sites or
floor area for required ‘job space’ as requirement for the inclusion of residential use
in the by-law.
• completing the District Energy Feasibility Study; and
• implementing measures to address the compatibility of events and residential,
including building design requirements, resident notification and communication and
identification of NEFC as a Specific Event area.
It is proposed that consultation continue with the landowners and the Consultative Committee
as work on the above policy issues continues and rezoning applications are prepared and
submitted. Staff will be assigned to continue the detailed policy work through the rezoning
process.
Public and Landowner Input
In summary, staff meetings with stakeholders in NEFC to prepare the Directions included the
following:
•
•
•
•

12 meetings with NEFC landowners as a group and additional meetings with property
owners individually;
11 meetings with the NEFC Consultative Group;
five public open houses (two in January and three in September, 2009); and
meetings with various interested groups, including the Board of Trade, the
Roundhouse Community Association and the Vancouver Public Space Network.
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Public Input
As noted earlier, there is public support for some amount of new residential use in NEFC but
not at the densities proposed in the Directions. The other topic areas covered in the
Directions were generally well supported by the public. (see Appendix ‘B’ for the results of
public open house and meetings).
Highlights of the feedback received at the Open Houses were:
•
•
•
•
•
•

strong endorsement of the requirement for 1.8 million square feet of ‘job space;’
strong endorsement for some residential but for an amount less than 4 million square
feet ( Half of those responding supported either 2 -3 million square feet or less than 2
million square feet of residential floor space);
many of those concerned about the amount of new residential density raised concerns
about the capacity of the open spaces and facilities to address the needs of new
residents;
strong endorsement for NEFC hosting large events, performances and active recreation
in new open spaces, as well as ‘everyday activities’ such as picnicking, markets and
café seating;
opposition to the reshaping of the Creekside Park Extension, (see page 9); and
general endorsement of the proposed public benefits package, (with some noting
concern about supportive housing in False Creek North neighbourhoods.)

The NEFC Consultative Group offered the following comments:
•
•
•
•
•
•
•

there should be a reduction in the amount of proposed housing and an increase in open
space;
there is too much high density housing proposed for locations close to event venues
and noise will be a concern;
the ‘job space’ should be a firm requirement and must be required through zoning
regardless of the decision on the future location of the Art Gallery
new commercial development will benefit the city because it will provide significant
taxes that support the operating costs of the public amenities and facilities;
Creekside Park Extension should be delivered as soon as possible with the size, park
program, and design features consistent with the 2006 concept plan;
The impact of the additional residents on social amenities and facilities is a concern;
and
Concerns about the NEFC planning process relative to planning processes in other
areas of the city.

In 2004, Council endorsed a land use policy that confirmed the importance of the Plaza of
Nations, BC Place and GM Place as entertainment, sport and special event venues and did not
support residential, other than in a very limited amount integrated with the stadiums. Since
that time, the need to provide space for future job growth, create a major publicly owned
civic plaza, and more recently, the desire to take full advantage of this strategically located
area that is well-served by transit have been identified as new objectives for the area.
A renewed land use vision for the area was needed. The Directions for the Future of NEFC
propose a significant change from the current policy for the area with the addition of a
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significant amount of new residential development. With the addition of 4 million sq.ft. of
new residential floor space (accommodating 7200 new residents), NEFC will be among the
most dense areas in the downtown peninsula. The density explorations and the resultant
target of 4 million sq.ft. of new residential floor space has stretched the initial assumptions
about the amount of density that could be accommodated in NEFC. While eco-density
provided the impetus for investigating higher densities in NEFC, the target of 4 million sq.ft.
of residential floor space is supportable in the context of a number of important planning
considerations including urban design and the provision of amenities and infrastructure to
support the role of the area and meet the needs of new residents.
The challenges of locating significant amounts of residential density in close proximity to
existing event venues with crowds, noise and congestion was recognized from the outset of
this planning exercise. Extensive research was done to determine if there were examples in
other cities that could be used to determine best practices in the co-location of events and
high-density residential, however there are no case studies that are reflective of the NEFC
situation. Some cities have an event venue such as a professional baseball park or a hockey
rink with a tower or two nearby or integrated into the venue. These developments are
typically approached as niche-market projects. There are no comparatives with multiple
event venues in a downtown location surrounded by residential towers. In the absence of
relevant case studies from other cities, staff have looked to local comparables and have
concluded that the residential towers immediately adjacent to the main event venues
(i.e. BC Place Stadium, GM place and the civic plaza) are likely to have a demographic makeup that is similar to the make-up of the Downtown South Area - a high density area, with lots
of activity and noise relative to other areas. Downtown South is characterized by a younger
demographic with 60% of the population aged 20 to 39. As noted in the discussion on
Residential Use and Unit Mix, not all areas in NEFC will be affected to the same degree by
events and noise. Some locations may be suitable for families with children.
Many people have legitimately raised concerns about the compatibility of housing in close
proximity to three venues and have offered this as the main reason that they do not support
4 million sq.ft. of residential floor space in NEFC. Staff are mindful of the challenges and
acknowledge that NEFC will not be a typical Vancouver waterfront neighbourhood. In Part 2
of the Directions, NEFC is described as a place to play, work and live. It will provide a
different kind of livability differentiating it from other waterfront areas that are
predominantly places to live with few opportunities to work and different opportunities to
play. In recognition of the challenges that will result from introducing a significant
component of residential use into an event area with regular noise and congestion, the
Directions propose a series of measures to mitigate noise to the greatest extent possible
through building design and through communicating the special role of the area in the city
and the region by identifying the area as a Special Event District in the Noise Control Bylaw
and placing notices on title (or other means of notification).
FINANCIAL IMPLICATIONS
New amenities and benefits required to support, and to be provided by, the new development
proposed for NEFC include:
• Sites for affordable housing and the provision of market rental housing;
• New public open spaces, including a civic event/performance plaza;
• Up-grades to existing open spaces and recreation facilities;
• Child care centres and after school care;
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Movement and public realm improvements; and
Density transferred from the heritage density bank.

The City retained the services of an independent financial consultant who has confirmed that
the additional development in the area can provide the necessary amenities and public
benefits. Real Estate Services has been included in the financial analysis of public benefits
completed to date.
NEFC project staff will work with Finance and other Departments to advance the Public
Benefits Proposal developed as part of the High Level Review into a complete public benefits
strategy for the area. This work will include the details of capital and operating costs and
budgets, revenue sources and a delivery plan. In addition, staff will undertake an “order of
magnitude” evaluation of the benefits (tangible and intangible) and long term costs
associated with the full development of Northeast False Creek.
As this is a high level policy document, there is no single solution proposed for the future of
NEFC. The Directions for the area can be realized in many ways. Key decisions will be made
in the future that will affect the cost of constructing and operating major new facilities along
with the costs of supporting an expanded infrastructure. For example, the future decision on
the location of the Vancouver Art Gallery will have significant financial implications for the
city. Other future decisions, such as the design of the Georgia Steps, the possibility of
retaining and adaptively reusing Enterprise Hall and the size, function and operating model of
the civic plaza will have capital cost, revenue, maintenance, operating and life cycle cost
implications. As more detailed proposals are considered for the development of each sub
area, more details will be known about the roads, utilities, street trees, the future streetcar
and other infrastructure improvements for the area. At that stage, more work will be done
on the capital and maintenance costs of these components.
Council will not be asked to consider rezoning applications in NEFC until the View Corridor
Study implications are known, the full public benefits strategy is completed, the order of
magnitude cost/benefit evaluation of the development of NEFC is completed and the detailed
financial implications of the specific public benefits to be delivered as part of each sub area
seeking rezoning are fully understood.
ENVIRONMENTAL IMPLICATIONS
Environmental sustainability is a central consideration in the planning of NEFC. The Directions
call for NEFC to emerge as a high density, mixed use where the top transportation choices are
walking, cycling and transit. The addition of housing close to jobs and other amenities in the
downtown peninsula and false creek basin reflects the City’s sustainability objectives.
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CONCLUSIONS
The Directions for the Future of NEFC provide a new vision for the area that will result in a
unique district that emerges as a great place to visit, attend sporting and events and
festivals, shop, eat, work and live in a memorable waterfront setting. Environmental,
economic, social and cultural sustainability objectives will be primary considerations in the
planning and design of the area.
The Directions support the continuation of the existing event venues - BC Place Stadium and
GM Place and the addition of a new venue, the civic plaza. New public open spaces are
proposed together with the completion and possible reshaping of Creekside Park Extension.
The Directions also accommodate the possibility for relocating Vancouver Art Gallery in NEFC.
It also identifies 1.8 million square feet of ‘job space’ as a requirement and the
accommodation of approximately four million square feet of residential space. Lastly, a public
benefits package with a balance of affordable housing, market rental housing, public realm
improvements and new community facilities are included in the Directions.
Subject to Council endorsing the Directions, NEFC landowners will be in a position to pursue
site-specific rezoning applications and concurrent ODP amendments for their sites, in
accordance with the Directions.
*****
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GHYHORSPHQWSURSRVDOVFRPHIRUZDUG

$VVKRZQLQ)LJXUH$UHDE 3OD]DRI1DWLRQVRZQHGE\&DQDGLDQ0HWURSROLWDQ3URSHUWLHV 
DQG$UHDD *03ODFHRZQHGE\$TXLOLQL'HYHORSPHQW KDYHVSHFLILF&']RQLQJV7KH
RWKHUODQGVUHPDLQ]RQHG%&3ODFH([SR'LVWULFW %&3(' ZKLFKLVD´VKHOOµ]RQLQJFUHDWHG
DIWHU([SR·DQGHVVHQWLDOO\DOORZVWKHXVHVWKDWZHUHRQWKHODQGDWWKDWWLPHWRUHPDLQ

$WWKHEHJLQQLQJRIWKH+/5WKH)&12'3LQFOXGHGWKHSRWHQWLDOIRUDQDGGLWLRQDOPLOOLRQ
VTIWRIQRQUHVLGHQWLDOGHYHORSPHQW1RDGGLWLRQDOUHVLGHQWLDOGHYHORSPHQWDOORZDQFHV
H[LVW 7DEOH 

)LJXUH&XUUHQW=RQLQJ
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7DEOH5HPDLQLQJ'HYHORSPHQW$OORZDQFHVDWWKH6WDUWRIWKH+/5 VVTIW 

$UHD
2ZQHU
1RQ5HVLGHQWLDO
5HVLGHQWLDO
7RWDO
 
3DY&R



D 
$TXLOLQL



E 
&03



E:HVWDQG(DVW
&RQFRUG



F1RUWK
&RQFRUG



F6RXWK
&RQFRUG



&RQFRUG6XEWRWDO



727$/




1RWHV
([LVWLQJIORRUVSDFHLQ%&3ODFH6WDGLXPDQG*03ODFHQRWLQFOXGHG
%H\RQGWKHUHPDLQLQJDOORZDQFHVWKHUHDUHWZREXLOGLQJVFXUUHQWO\RQWKLVVLWH%XLOGLQJ
´%µ VTIW DQG(QWHUSULVH+DOO VTIW 




7(5062)5()(5(1&($1'5(/$7(',19(67,*$7,216

7KHSURSRVHG'LUHFWLRQVUHIOHFWLQYHVWLJDWLRQVWKDWZHUHJXLGHGE\WKH+/57HUPVRI
5HIHUHQFHDSSURYHGE\&RXQFLO 0D\ 



1()&+LJK/HYHO5HYLHZ7HUPVRI5HIHUHQFH


7KH7HUPVRI5HIHUHQFHIRUWKH1()&+/5UHIHUHQFHGWKHIROORZLQJNH\HOHPHQWV
• )RFXVRQWKHUROHRIWKHDUHDDVWKHSUHPLHUFLW\DQGUHJLRQDOKXEIRULQGRRUVSRUWV
YHQXHVVLJQLILFDQWVSHFLDOHYHQWVIHVWLYDOVDQGHQWHUWDLQPHQW
• $FFRPPRGDWHDGGLWLRQDOMREVSDFHIRUWKHFLW\·VHFRQRP\DVRXWOLQHGLQWKH0HWUR
&RUH-REVDQG(FRQRP\6WXG\
• 3URYLGHDSSURSULDWHSXEOLFVSDFHVLQFOXGLQJFLYLFSOD]DDQGUHSODFHPHQWIRUWKH3OD]D
RI1DWLRQVSHUIRUPDQFHHYHQWVSDFH
• 5HVLGHQWLDOVKRXOGEHFRQVLGHUHG´LQDPRXQWVDQGORFDWLRQVFRPSDWLEOHZLWKRWKHU
REMHFWLYHVµ

2WKHULQYHVWLJDWLRQVZHUHJXLGHGE\WKH7HUPVRI5HIHUHQFHLQFOXGLQJZRUNRQWKHWRSLFVRI
0RYHPHQWDQG3DUNLQJDQG8WLOLWLHV7KLVZRUNZDVFRQVLGHUHGLQWKHGHYHORSPHQWRIWKH
SURSRVHG'LUHFWLRQVDQGLVSURYLGHGDVEDFNJURXQGLQIRUPDWLRQLQ$SSHQGL[$
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3$579,6,21


9,6,2167$7(0(17

1()&SUHVHQWVDXQLTXHRSSRUWXQLW\WRFRQQHFWGRZQWRZQ9DQFRXYHUWRWKH)DOVH&UHHN
ZDWHUIURQW7KHUHZLOOEHDPL[RIXVHVWKDWZLOOVXSSRUWWKHH[LVWLQJPDMRUHYHQWYHQXHVDQG
DWWUDFWDFULWLFDOPDVVRIXVHUVDQGFRQWULEXWHWRWKHFUHDWLRQRIDQXUEDQKLJKHQHUJ\DQG
G\QDPLFKXEIRUWKH&LW\DQGWKHUHJLRQ9LVXDOO\WKHDUHDZLOOEHGLVWLQFWLYHIURPRWKHU
ZDWHUIURQWDUHDVZLWKLQQRYDWLYHEXLOGLQJVDQGDYDULHW\RIEXLOGLQJIRUPV7KHUHZLOOEHDQ
DFWLYHZDWHUIURQWZLWKDVHULHVRISXEOLFRSHQVSDFHVWKDWZLOOFRQWLQXHWKHWUDGLWLRQRISXEOLF
FHOHEUDWLRQDWWKHZDWHUIURQWDQGSURYLGHRSSRUWXQLWLHVIRUHYHU\GD\XVHE\WKHUHVLGHQWVRI
WKHDUHD

1()&FRQWDLQVDVLJQLILFDQWDPRXQWRIYDFDQWDQGRUXQGHUXWLOL]HGODQGLQDFHQWUDODUHDWKDW
LVZHOOVHUYHGE\WUDQVLW,WLVDKLJKO\VXLWDEOHORFDWLRQIRUKLJKGHQVLW\GHYHORSPHQW7KH
LQFOXVLRQVRIMREVSDFHSXEOLFRSHQVSDFHDQGDYDULHW\RIKRXVLQJW\SHVZLOOSURYLGHD
IUDPHZRUNIRUVXVWDLQDEOHGHYHORSPHQWRIWKHDUHD2WKHUVXVWDLQDELOLW\LQLWLDWLYHVZLOOEH
OD\HUHGRYHUDVXVWDLQDEOHODQGXVHSODQ


35,1&,3/(67268332577+($5($9,6,21

7KHIROORZLQJNH\SULQFLSOHVVXSSRUWWKH9LVLRQIRUWKH$UHD

&UHDWLQJD6SHFLDO'HVWLQDWLRQLQ9DQFRXYHU²&UHDWHDFLW\DQGUHJLRQDOGHVWLQDWLRQ
IRFXVVLQJRQH[LVWLQJDQGQHZVSRUWVHQWHUWDLQPHQWFRPPXQLW\DQGFXOWXUDOHYHQWVDQG
IDFLOLWLHV

(VWDEOLVKLQJD8QLTXH0L[HGXVH1HLJKERXUKRRG²&UHDWHDKLJKGHQVLW\PL[HGXVHDUHD
WKDWLVDSODFHWR´SOD\ZRUNDQGOLYHµ3URYLGHDGLIIHUHQWNLQGRIOLYDELOLW\GLIIHUHQWLDWLQJLW
IURPRWKHUZDWHUIURQWDUHDVWKDWDUHSUHGRPLQDQWO\SODFHVWROLYHZLWKIHZRSSRUWXQLWLHVWR
ZRUNDQGSOD\

$GYDQFLQJ6XVWDLQDEOH&RPPXQLW\'HYHORSPHQW/HDUQIURPUHFHQWH[SHULHQFHVLQ
VXVWDLQDEOHFRPPXQLW\GHYHORSPHQWLQ6RXWKHDVW)DOVH&UHHNDQGVWULYHWRVLJQLILFDQWO\UDLVH
WKHEDU

&RPSOHWLQJWKH)DOVH&UHHN%DVLQ²&UHDWHDFRQQHFWHGDQGOHJLEOHRYHUDOOIRUPIRUWKLV
ILQDOVHJPHQWRIWKH)DOVH&UHHN%DVLQ

'HYHORSLQJD6HQVHRI3ODFH²$VDIRFXVRIWKHSXEOLFVSDFHVFUHDWHDVLJQLILFDQWDFWLYH
SXEOLFSOD]DDWWKHZDWHUIURQWSK\VLFDOO\DQGYLVXDOO\OLQNHGWRWKHWHUPLQXVRI*HRUJLD6WUHHW

(QFRXUDJLQJ,QQRYDWLYH$UFKLWHFWXUHDQG9DULHW\LQ%XLOGLQJ)RUP²(QFRXUDJH
GLVWLQFWLYHDQGFUHDWLYHDUFKLWHFWXUHWKDWGLIIHUHQWLDWHVWKLVZDWHUIURQWIURPRWKHUZDWHUIURQW
DUHDVWKDWKDYHUHOLHGSUHGRPLQDQWO\RQWKHWRZHUDQGSRGLXPEXLOGLQJIRUPDQGVLPLODU
DUFKLWHFWXUDOH[SUHVVLRQ
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&RQQHFWLQJWRWKH'RZQWRZQ²(VWDEOLVKDQXUEDQVWUXFWXUHWKDWHQKDQFHVDFFHVV
FRQQHFWLQJDQGLQWHJUDWLQJ1()&ZLWKWKHGRZQWRZQZLWKVWURQJFRQQHFWLRQVWR5REVRQ6WUHHW
DQG*HRUJLD6WUHHWDVZHOODVOLQNDJHVWRRWKHUDGMDFHQWDUHDV

)RVWHULQJD9LEUDQW:DWHUIURQW²,QFRUSRUDWHDVHULHVRIQHZXVHVDWWUDFWLRQVDQGSXEOLF
VSDFHVWKDWGLYHUVLI\WKHZDWHUIURQWH[SHULHQFHEURDGHQLQJLWVDSSHDOWRDZLGHUUDQJHRI
XVHUV

3URYLGLQJD&RQQHFWHG$FWLYH3XEOLF5HDOP²&UHDWHDKLHUDUFK\RIDFWLYHVWUHHWV
SHGHVWULDQDQGELF\FOHURXWHVRSHQVSDFHVDQGSDUNVWKDWFRQQHFWDVHULHVRIOLYHO\DQG
YDULHGH[SHULHQFHV
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3$57²',5(&7,216

7KHIROORZLQJ'LUHFWLRQVDUHSUHVHQWHGWRDFKLHYHWKH9LVLRQIRUWKHDUHD



6867$,1$%,/,7<

 6LJQLILFDQWO\DGYDQFHWKHHQYLURQPHQWDOHFRQRPLFVRFLDODQGFXOWXUDOVXVWDLQDELOLW\
LQWKHFLW\H[FHHGWKHDFKLHYHPHQWVUHDFKHGLQ6RXWKHDVW)DOVH&UHHNDQGVXSSRUW
WKHJRDORIEHFRPLQJWKH*UHHQHVW&LW\LQWKH:RUOGE\




$FKLHYHFDUERQQHXWUDOLW\WKURXJKODQGXVHFKRLFHVWKDWWDNHIXOODGYDQWDJHRIWKH
H[LVWLQJWUDQVLWVHUYLFHLQWKHDUHDDQGQRQDXWRPRGHLQIUDVWUXFWXUHLQWKHDUHD


 5HGXFHFDUXVHDQGRZQHUVKLSE\SURYLGLQJDFRPSOHWHFRPPXQLW\ZLWKORFDO
VKRSSLQJVHUYLFHDQGUHFUHDWLRQRSSRUWXQLWLHVLPSURYLQJFRQQHFWLRQVWRDQGIURP
UDSLGWUDQVLWVWDWLRQVLPSURYLQJFRQQHFWLRQVWRDQGIURPVXUURXQGLQJ
QHLJKERXUKRRGVLPSOHPHQWLQJPLQLPXPDQGPD[LPXPSDUNLQJVWDQGDUGVDVSDUWRI
DWUDQVSRUWDWLRQGHPDQGPDQDJHPHQWVWUDWHJ\DQGJLYLQJFOHDUSULRULW\WRZDONLQJ
F\FOLQJDQGWUDQVLWLPSURYHPHQWVRYHUDXWRPRGHLQIUDVWUXFWXUH

 5HTXLUHEXLOGLQJGHVLJQVOD\RXWDQGRULHQWDWLRQWKDWLQFRUSRUDWHSDVVLYHGHVLJQEHVW
SUDFWLFHVDQGXUEDQDJULFXOWXUDORSSRUWXQLWLHVWRWKHJUHDWHVWH[WHQWSRVVLEOHDQG
VHHNUHSOLFDWHQDWXUDOV\VWHPVZKHUHIHDVLEOH

 8QGHUWDNHORFDODUHDHQHUJ\SODQQLQJDQGLPSOHPHQWIHDVLEOHFDPSXVRUGLVWULFW
HQHUJ\V\VWHPVIRUWKHDUHDWKDWUHGXFHFDUERQGHSHQGHQF\

 ([SORUHFRORFDWLRQRSSRUWXQLWLHVWKDWZRXOGDOORZXVHRIUHFRYHUHGKHDWIURPODUJH
IDFLOLWLHVVXFKDVWKHVWDGLXPDQGDUHQD

 7DUJHW=HURZDVWH GHILQHGDVGLYHUVLRQRIZDVWHRUEHWWHU E\SURYLGLQJ
IDFLOLWLHVRQVLWHWRVHSDUDWHZDVWH

 ([KLELWFXUUHQWEHVWSUDFWLFHVLQZDWHUFRQVHUYDWLRQ

 3URYLGHRSSRUWXQLWLHVIRUXUEDQDJULFXOWXUH

 ([SORUHQDWXUDOL]DWLRQRIWKHVKRUHOLQH

 (QVXUHWKHHFRQRPLFJURZWKDQGVWUHQJWKRIWKHGRZQWRZQWKURXJKDIXWXUHVXSSO\
RIODQGDQG]RQLQJIRUYLDEO\ORFDWHGFRPPHUFLDOGHYHORSPHQW

3URYLGHWKHQHFHVVDU\IDFLOLWLHVWRVXSSRUWMREJURZWKDQGDWWUDFWLQGXVWU\VXFKDV
FKLOGFDUHUHWDLOVKRSVDQGKLJKTXDOLW\SXEOLFVSDFHV

 3URYLGHVXLWDEOHDQGDIIRUGDEOHSXEOLFVSDFHVWRVXSSRUWHYHQWVDQGIHVWLYDOVWR
IDFLOLWDWHVRFLDOLQWHUDFWLRQ
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 3URYLGHDUDQJHRIWHQXUHVDQGW\SHVRIKRXVLQJLQFOXGLQJDIIRUGDEOHDQGUHQWDO
KRXVLQJ

'LVFXVVLRQ

&XUUHQW3ROLF\

)XWXUHUH]RQLQJSURSRVDOVLQ1()&PXVWFRPSO\ZLWK(FR'HQVLW\,QLWLDO$FWLRQV$DQG$
7KH5H]RQLQJ3ROLF\IRU*UHHQHU%XLOGLQJVUHTXLUHVWKDWIXWXUHGHYHORSPHQWVPHHWWKH&LW\·V
*UHHQ%XLOGLQJVWDQGDUGVLQSODFHDWWKHWLPHWKH\VHHNUH]RQLQJ&XUUHQWO\&RXQFLOSROLF\
-XQH UHTXLUHVDPLQLPXPRI/(('6LOYHUHTXLYDOHQWLVDFKLHYHG LQFOXGLQJVWULFWHQHUJ\
HIILFLHQF\UHTXLUHPHQWV ZKLFKPD\EHFRPH/(('*ROGHTXLYDOHQWE\7KH5H]RQLQJ
SROLF\IRU*UHHQHU/DUJHU6LWHV DFUHVRUPRUH UHTXLUHVWKDWDSSOLFDWLRQVPHHWDGGLWLRQDO
FULWHULD

,QLWLDWLYHVWR3URPRWH*UHDWHU6XVWDLQDELOLW\

7KHUHGXFHGSDUNLQJVWDQGDUGXQGHUFRQVLGHUDWLRQIRUWKHGRZQWRZQSHQLQVXODZLOOEHDSSOLHG
WR1()&DQGZLOOEHDQLPSRUWDQWFRPSRQHQWRIWUDQVSRUWDWLRQGHPDQGPDQDJHPHQWIRUWKH
DUHD7KHQHZVWDQGDUGVZLOOLQFOXGHERWKPD[LPXPDQGPLQLPXPSDUNLQJUHTXLUHPHQWV

7KH*UHHQHVW&LW\$FWLRQ7HDP4XLFN6WDUW5HFRPPHQGDWLRQVLGHQWLI\IXWXUHRSSRUWXQLWLHVWR
HQKDQFHVXVWDLQDELOLW\LQ1()&$GGLWLRQDOLGHDVZLOOEHSXUVXHGLQ1()&DQGZLOOUDLVHWKH
EDURQVXVWDLQDELOLW\SROLF\LQWKH&LW\

7KHORQJWHUPEXLOGRXWRI1RUWKHDVW)DOVH&UHHNZLOODOORZIRUWKHDSSOLFDWLRQRIQHZLGHDV
QHZOHDUQLQJDQGEHVWSUDFWLFHVWRDFKLHYHJUHDWHUVXVWDLQDELOLW\RYHUWLPH7KH&LW\
ZHOFRPHVDQGHQFRXUDJHVQHZLGHDVIURPWKHFRPPXQLW\DQGWKHGHYHORSPHQWLQGXVWU\WR
DGYDQFHVXVWDLQDELOLW\
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 81,48(52/(,1&,7<$1'5(*,21

(QKDQFH1()&DVDYLEUDQWFLW\DQGUHJLRQDOIRFXVRIVSRUWVHQWHUWDLQPHQWFRPPXQLW\
DQGFXOWXUDOHYHQWVDQGIDFLOLWLHV

&RQQHFW1()&WRGRZQWRZQ9DQFRXYHUWRWKH)DOVH&UHHNZDWHUIURQWZLWKVWURQJ
OLQNDJHVWR*HRUJLDDQG5REVRQ6WUHHWV

 0DNH1()&PRUHDWWUDFWLYHZLWKDGLVWLQFWLYHLGHQWLW\YLEUDQWSXEOLFVSDFHVDQGOLYHO\
YHQXHVDQGVWUHHWV

 ,QIRUPIXWXUHEXVLQHVVHVDQGUHVLGHQWVWKDWWKHDUHDZLOOFRQWLQXHWREHDKXERI
DFWLYLW\ZLWKFURZGVQRLVHDQGFRQJHVWLRQ

'LVFXVVLRQ

&XUUHQW5ROH

1()&LVDSUHPLHUFLW\ZLGHDQGUHJLRQDOVSRUWVHQWHUWDLQPHQWDQGHYHQWYHQXHWKDWLQFOXGHV
%&3ODFH6WDGLXP*03ODFH$UHQDDQGWKH3OD]DRI1DWLRQVSHUIRUPDQFHHYHQWVSDFH7KH
IDFLOLWLHVRSHQVSDFHVDQGVWUHHWVKRVWDZLGHUDQJHRIPDMRUFRPPHUFLDOVSRUWV
HQWHUWDLQPHQWDQGH[KLELWLRQHYHQWVDVZHOODVFRPPXQLW\HYHQWVLQFOXGLQJWKH'UDJRQ%RDW
)HVWLYDOPDMRUDQGPLQRUUDFHVDQGHWKQLFIHVWLYDOV,WLVHVWLPDWHGWKDWWKHUHDUH
DSSUR[LPDWHO\HYHQWGD\VSHU\HDU

&XUUHQW&KDUDFWHU

7KHDUHDLVVXUURXQGHGE\VHYHUDOGLIIHUHQWDUHDVRIWKHFLW\ZLWKGLIIHUHQWFKDUDFWHUV)DOVH
&UHHN1RUWKUHVLGHQWLDO'RZQWRZQFRPPHUFLDO,QWHUQDWLRQDO9LOODJHDQG&KLQDWRZQ$W
SUHVHQWLWIHHOVDQGIXQFWLRQVDVPRUHRIDEDUULHUWKDQDFURVVURDGVRUGHVWLQDWLRQ

2SSRUWXQLWLHVDQG&RQVWUDLQWV

1()&KDVDVLJQLILFDQWDPRXQWRIYDFDQWRUXQGHUXVHGODQGLVORFDWHGRQWKHZDWHUIURQWLV
FORVHWRWKHGRZQWRZQDQGLVZHOOVHUYHGE\WUDQVLW,WSUHVHQWVDPDMRURSSRUWXQLW\WRFUHDWH
DXQLTXHDUHDWR´SOD\ZRUNDQGOLYHµ

+RZHYHUWKHJUDGHGLIIHUHQFHIURPGRZQWRZQIUHHZD\OLNHPDMRUURDGVWUDQVLWJXLGHZD\
DQGODUJHVWDGLDSRVHYLVXDODQGFRQQHFWLYLW\FKDOOHQJHVIRUWKHDUHDVHSDUDWLQJLWIURP
QHLJKERXULQJDUHDV,QDGGLWLRQWKHDUHD·VUROHDVWKHKXERIHYHQWVDQGHQWHUWDLQPHQWPHDQV
WKHUHDUHIUHTXHQWO\KLJKOHYHOVRIQRLVHFURZGVDQGHYHQWUHODWHGWUDIILFFRQJHVWLRQ

8SJUDGHWR%&3ODFH6WDGLXP

,Q2FWREHU&RXQFLODSSURYHGDPHQGPHQWVWRWKH)&12'3DOORZLQJXSWRPLOOLRQ
VTIWRIQHZGHYHORSPHQWSRWHQWLDORQWKH%&6WDGLXPVLWHLQFRQMXQFWLRQZLWKWKHXSJUDGH
RIWKHVWDGLXPLQFOXGLQJUHSODFHPHQWRIWKHH[LVWLQJDLUVXSSRUWHGURRIZLWKDUHWUDFWDEOH
URRIDQGVLJQLILFDQWLQWHUQDOLPSURYHPHQWV7KHUHWHQWLRQRIWKHVWDGLXPDQGWKHPDMRU
XSJUDGHZLOODOORZIRUJUHDWHUXVHRIWKHIDFLOLW\DQGUHLQIRUFHVWKHXQLTXHUROHRIWKHDUHD
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 1215(6,'(17,$/86(

 3URYLGHDPLQLPXPRIPLOOLRQVTIWRIQRQUHVLGHQWLDOIORRUDUHDRU´MREVSDFHµLQ
1()&

/RFDWHQRQUHVLGHQWLDOGHYHORSPHQWZKHUHLWVPDUNHWYLDELOLW\LVRSWLPL]HG0LQLPXP
UHTXLUHPHQWVIRUQRQUHVLGHQWLDOIORRUVSDFHE\$UHDZLOOJHQHUDOO\EHDVLQ7DEOH

 (QFRXUDJHQHZPDMRUDWWUDFWLRQVVXFKDVWKH9DQFRXYHU$UW*DOOHU\PXVHXP
HQWHUWDLQPHQWXVHVFDVLQRRURWKHUFLW\ZLGHRUUHJLRQDOIDFLOLWLHV

 /LQHPDMRUSHGHVWULDQOLQNVDQGSXEOLFVSDFHVZLWKUHWDLOVHUYLFHGHYHORSPHQW7KH
PD[LPXPYLDEOHUHWDLOVHUYLFHIORRUVSDFHZLOOEHJHQHUDOO\GLVWULEXWHGDVLQ7DEOH
EHORZ

 $OORZIOH[LELOLW\WRKDYHPRUHWKDQWKHVWDWHGPD[LPXPDPRXQWRIUHWDLOVHUYLFHIORRU
VSDFHLQDQ$UHDZLWKGHPDQGWREHSURYHQRXWDWWKHUH]RQLQJVWDJH

'LVFXVVLRQ

2YHUDOO1HHG

7KHDQDO\VLVGRQHDVSDUWRIWKH0HWURSROLWDQ&RUH-REVDQG(FRQRP\/DQG8VH3ODQKDV
HVWDEOLVKHGWKHUHZLOOEHDPLOOLRQVTIWVKRUWIDOOLQFDSDFLW\WRDFFRPPRGDWHMREVLQWKH
GRZQWRZQSHQLQVXODE\ ,VVXHV 'LUHFWLRQVUHSRUWDGRSWHG-XO\ 7RDGGUHVVWKLV
FKDQJHVDUHSURSRVHGWRWKH]RQLQJLQWKH&HQWUDO%XVLQHVV'LVWULFW+RZHYHUWKHUHLVDOVRD
QHHGIRU1()&WRKDYHDQ´HQGVWDWHµWRWDORIPLOOLRQVTIWRI´MREVSDFHµQRWLQFOXGLQJ
WKHQRQUHVLGHQWLDOVSDFHDOUHDG\ORFDWHGLQ%&3ODFH6WDGLXPDQG*03ODFH$UHQD
1RQUHVLGHQWLDOLQFOXGHVRIILFHKRWHOFXOWXUDOLQVWLWXWLRQDOUHWDLOVHUYLFHDQGRWKHUQRQ
UHVLGHQWLDOXVHV
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)LJXUH0HWUR&RUH-REV (FRQRP\$GGLWLRQDO-RE6SDFH&DSDFLW\7DUJHWV






-RE6SDFH9LDELOLW\DQG'LVWULEXWLRQ

$VWXG\FRPPLVVLRQHGIURP&ROOLHUV,QWHUQDWLRQDO -XO\ KDVHVWDEOLVKHGWKDWWKHUHZLOO
EHDGHPDQGIRUDERXWPLOOLRQVTIWRIRIILFHKRWHODQGUHWDLOVHUYLFHE\7KH
VWXG\GLGQRWH[DPLQHWKHGHPDQGIRUDQDUWJDOOHU\DPDMRUFDVLQRRURWKHUHQWHUWDLQPHQW
DQGSXEOLFDWWUDFWLRQXVHVVRPDMRUIDFLOLWLHVVXFKDVWKH*DOOHU\ZRXOGSURYLGHDGGLWLRQDOMRE
VSDFH7KHWDUJHWRIDFKLHYLQJPLOOLRQVTIWRIMREVSDFHLQ1()&PHDQVWKDWLIWKH
JDOOHU\GRHVQRWORFDWHLQ1()&IXOOEXLOGRXWRIDOOWKHQRQUHVLGHQWLDOIORRUDUHDLVOLNHO\WR
WDNHORQJHUWKDQ\HDUVVLQFHSURMHFWHGGHPDQGIRUWKHMREVSDFHWRZRXOGEHVOLJKWO\
OHVVWKDQWKHPLOOLRQVTIWWDUJHW

7DEOH'HPDQGIRU-RE6SDFHLQ1()&E\ &ROOLHUV,QWHUQDWLRQDO 

8VH
$PRXQW
&RPPHQWV
·VVTIW 
2IILFH
 QLFKHQRQ&%'RIILFH
+RWHO
 KRWHOV#
5HWDLO6HUYLFH
 
7RWDO
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:LWKUHVSHFWWRORFDWLRQVIRUFRPPHUFLDOXVHVWKH&ROOLHUVVWXG\DGYLVHVWKDWIRUPDMRU
RIILFHWKHEHVWORFDWLRQVDUHQRUWKRI3DFLILF%RXOHYDUGSDUWLFXODUO\DURXQG6PLWKH6WUHHW
)RUKRWHOVORFDWLRQVDQ\ZKHUHLQWKHDUHDZRXOGEHYLDEOHH[FHSWHDVWRI$EERWW6WUHHW
%DVHGRQWKLVDGYLFHWKHQRQUHVLGHQWLDOVSDFHVKRXOGEHJHQHUDOO\GLVWULEXWHGDPRQJWKH
YDULRXVVXEDUHDVDVVKRZQLQ7DEOH)XWXUHUH]RQLQJSURSRVDOVPXVWSURYLGHWKHUHTXLUHG
DPRXQWRIQRQUHVLGHQWLDOIORRUDUHDWRDFKLHYHWKHMREVSDFHWDUJHWIRUWKHDUHD7KH
GLVWULEXWLRQRIMREVSDFHLVPRGHUDWHO\DIIHFWHGE\WKHIXWXUHGHFLVLRQRQZKHWKHUWKH$UW
*DOOHU\ORFDWHVLQ1()&

7DEOH1RQ5HVLGHQWLDO²0LQLPXP)ORRU6SDFH VVTIW 

$UHD
2ZQHU
:LWKWKH*DOOHU\
:LWKRXWWKH*DOOHU\
 
3DY&R


D 
$TXLOLQL


EH[F9$*VLWH
&03


E9$*VLWH
&03


E:HVW
&RQFRUG


E(DVW
&RQFRUG


F1RUWK
&RQFRUG


F6RXWK
&RQFRUG



&RQFRUG6XEWRWDO


727$/








1RWHV 
([LVWLQJIORRUVSDFHLQ%&3ODFH6WDGLXPDQG*03ODFH$UHQDQRWLQFOXGHG
:LWKRXWWKH*DOOHU\PHDQVZLWKRXWWKHJDOOHU\RUDFRPSDUDEOHODUJHDWWUDFWLRQ
,IWKH9$*GRHVQRWORFDWHRQ$UHDEWKHUHTXLUHGMREVSDFHFDQEHYLDEO\ORFDWHGDQ\ZKHUHLQ$UHDE



5HWDLO6HUYLFH8VH9LDELOLW\DQG'LVWULEXWLRQ

7KH&ROOLHUV,QWHUQDWLRQDOVWXG\HVWLPDWHVWKDWDERXWVTIWRIUHWDLOVHUYLFHIORRU
VSDFHZRXOGEHYLDEOHE\&LW\SROLF\LVWRKDYHWKHVHDFWLYHXVHVORFDWHDORQJNH\
SHGHVWULDQURXWHVDQGRSHQVSDFHVVRWKHDYDLODEOHUHWDLOVHUYLFHVSDFHQHHGVWREH
GLVWULEXWHGDPRQJWKH6XE$UHDVWRHQVXUHWKLV7DEOHVKRZVWKHGLVWULEXWLRQWKDWLV
FRQWHPSODWHG7KLVIORRUVSDFHLVFRXQWHGZLWKLQWKHRYHUDOOQRQUHVLGHQWLDOPLQLPXPVLQ
7DEOH)OH[LELOLW\ZLOOEHDOORZHGWRFRQVLGHUPRUHWKDQWKHPD[LPXPDPRXQWRI
UHWDLOVHUYLFHIORRUDUHDGLVWULEXWHGE\VXEDUHDLQWKHDERYHWDEOH+RZHYHULIDQLQFUHDVH
RIPRUHWKDQLVSURSRVHGDPDUNHWVWXG\VKRXOGVXEVWDQWLDWHWKDWLWLVHLWKHUIRUXVHVQRW
FRQWHPSODWHGE\WKH&ROOLHUV,QWHUQDWLRQDOVWXG\  RUWKDWWKHGHPDQGKDVLQFUHDVHG
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7DEOH5HWDLO6HUYLFH²'LVWULEXWLRQRI9LDEOH5HWDLO6HUYLFH)ORRU6SDFH VVTIW 

$UHD
2ZQHU
)ORRU$UHD

3DY&R

D
$TXLOLQL

EH[F9$*VLWH
&03

E9$*VLWH
&03

E:HVW
&RQFRUG

E(DVW
&RQFRUG

F1RUWK
&RQFRUG

F6RXWK
&RQFRUG


&RQFRUG6XEWRWDO

727$/




8VHVWREH'HWHUPLQHG

)XWXUHPDULQDXVHLQ1()&ORFDWLRQIRUVWUHHWRULHQWHGUHWDLOKRWHODQGZKROHVDOHXVHVZHUH
QRWDGGUHVVHGDQGZLOOQHHGWREHUHYLHZHGDWWKHVSHFLILFVLWHUH]RQLQJDQGFRQFXUUHQW2'3
DPHQGPHQWVWDJH

,WVKRXOGEHQRWHGWKDWWKHFXUUHQWODQGXVHSURYLVLRQVLQWKH)&12'3DOORZIRUWZRPDULQDV
HDVWRI&DPELH%ULGJHDOWKRXJK&RXQFLOKDVVXEVHTXHQWO\DGRSWHGWKH%OXHZD\V3ROLFLHV
 ZKLFK´(QFRXUDJHVQRQSRZHUFUDIWXVHDWWKHHDVWHQGRI)DOVH&UHHNµ6LQFHWKH)&1
2'3ZDVDSSURYHGH[SDQVLRQVKDYHEHHQDSSURYHGE\&RXQFLOIRUWZRPDULQDVZHVWRIWKH
&DPELH%ULGJH
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 38%/,&23(163$&($1'3$5.

 3URYLGHDQXPEHURIFLYLFDOO\RZQHGSXEOLFRSHQVSDFHVSULPDULO\RQWKHZDWHUIURQW
7KHVSDFHVZLOOH[SDQGWKHVL]HIXQFWLRQDOLW\DQGIOH[LELOLW\RIWKH)DOVH&UHHNSXEOLF
VSDFHQHWZRUNDQGZLOODFFRPPRGDWHDUDQJHRIDFWLYLWLHVLQFOXGLQJFDVXDOSXEOLFXVH
VSHFLDOHYHQWVDQGDFWLYHUHFUHDWLRQ

3URYLGHWKHSUHYLRXVO\FRPPLWWHGRUDSSURYHGHOHPHQWVLQFOXGLQJWKHH[WHQVLRQRI
&UHHNVLGH3DUN $UHD WKHH[WHQVLRQRIWKHZDONZD\²ELNHZD\DWWKHZDWHU·VHGJHLQ
$UHDVEDQGF6RXWKDQGWKHH[WHQVLRQRIWKH&DUUDOO6WUHHW*UHHQZD\EHWZHHQ
)DOVH&UHHNDQG([SR%RXOHYDUG

 &RQVLGHUIXWXUHSURSRVDOVLQYROYLQJWKHUHVKDSLQJRIWKHH[WHQVLRQRI&UHHNVLGH3DUN
DQGDVVHVVWKHPRQWKHEDVLVRIZKHWKHUWKHUHVXOWLQJSDUNLVDVJRRGDVRUEHWWHUWKDQ
WKHFXUUHQWRSWLRQDSSO\LQJWKHHYDOXDWLRQFULWHULDSURYLGHGLQ7DEOH

 3XUVXHWKHSURYLVLRQRIRSHQVSDFHZLWKDSULPDU\IRFXVRQKDUGVXUIDFH \RXWK
RULHQWHG UHFUHDWLRQRQWKH&LW\RZQHGODQGXQGHUWKH*HRUJLD9LDGXFWHDVWRI&DUUDOO
6WUHHWLQWKHFRQWH[WRIRWKHUSRVVLEOHXVHVIRUWKLVODQG

3URYLGHD&LYLF3OD]DLQ$UHDEDQGRU$UHDF6RXWK7KHSOD]DVKRXOGKDYHDQ
XUEDQFKDUDFWHUDQGKDYHVRPHLQIUDVWUXFWXUH SHUPDQHQWDQGPRYDEOH WR
DFFRPPRGDWHDUDQJHRIDFWLYLWLHVDQGHYHQWV

'LUHFWLRQVWKDW$SSO\LIWKH$UW*DOOHU\ORFDWHVLQ1()&DV3UHVHQWHGLQ)LJXUH

 3URYLGHD&LYLF3OD]DRIDSSUR[LPDWHO\VTIWORFDWHGDWWKHIRRWRI*HRUJLD
6WUHHWLQ$UHDF6RXWK

 3URYLGHD´IRUHFRXUWµRIDSSUR[LPDWHO\VTIWIRU7KH9DQFRXYHU$UW*DOOHU\
ORFDWHGDORQJ3DFLILF%RXOHYDUGDWWKHIRRWRI*HRUJLD6WUHHWGHYRWHGSULPDULO\WR
*DOOHU\XVH

3URYLGHDODUJHSXEOLFRSHQVSDFHRIDSSUR[LPDWHO\VTIWDWWKHZDWHUIURQWRQ
WKHVRXWKHGJHRI$UHDEDQGUHSODFHWKHH[LVWLQJ3OD]DRI1DWLRQVHYHQWVSDFH



'LUHFWLRQVWKDW$SSO\LIWKH$UW*DOOHU\GRHVQRW/RFDWHLQ1()&DV3UHVHQWHGLQ)LJXUH

3URYLGHDPDMRUFLYLFSOD]DRIDSSUR[LPDWHO\VTIWRQWKHZDWHUIURQWLQ$UHD
EVLWXDWHGDQGGHVLJQHGWRPD[LPL]HLWVIXQFWLRQDOLW\

3URYLGHDSOD]DRIDSSUR[LPDWHO\VTIWDWWKHIRRWRI*HRUJLD6WUHHWRQ$UHDF
6RXWK
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)LJXUH)DOVH&UHHN2SHQ6SDFH1HWZRUN




)LJXUH1()&3XEOLF2SHQ6SDFHV²:LWKWKH$UW*DOOHU\
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)LJXUH1()&3XEOLF2SHQ6SDFHV²6FHQDULRV:LWKRXWWKH$UW*DOOHU\




1RWH(QWHUSULVH+DOOLVHOLPLQDWHGLQWKLVRSWLRQ
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'LVFXVVLRQ

2SHQ6SDFHDQG3DUN5HTXLUHPHQWV

7KHUHDUHDOLPLWHGQXPEHURIYDFDQWVLWHVDYDLODEOHIRUSXEOLFRSHQVSDFH,Q1()&WKHRQO\
SULYDWHVLWHVODUJHHQRXJKWRSURYLGHDGGLWLRQDORSHQVSDFHDUHWKHWZRVLWHVVRXWKRI3DFLILF
%RXOHYDUG$UHDEDQG$UHDF6RXWK$FFRUGLQJO\WKHIRFXVRIWKHRSHQVSDFHH[SORUDWLRQV
KDVEHHQWRGHWHUPLQHZKDWLVQHHGHGDQGWRLGHQWLI\RSSRUWXQLWLHVIRUVHFXULQJWKHEHVW
VSDFHVLQ1()&IRUSXEOLFXVH7KHVHSXEOLFRSHQVSDFHVPHHWDQHHGDQGSOD\DUROHZLWKLQ
WKHEURDGVFRSHRIUHFUHDWLRQ0DQ\RIWKHVLWHVSURSRVHGIRUSXEOLFRSHQVSDFHDUHSULPH
ZDWHUIURQWORFDWLRQV0RVWQHZSXEOLFRSHQVSDFHVZLOOEHKDUGVXUIDFHGIRUUHFUHDWLRQXVH
IRUSXEOLFJDWKHULQJVDQGHYHQWV$ERXWDFUHVRIODQGDUHEHLQJVRXJKWIRUQHZSXEOLFRSHQ
VSDFHDQGDQDGGLWLRQDODFUHVRIODQGDUHQHHGHGIRUWKHSURSRVHG9DQFRXYHU$UW*DOOHU\
VLWH$GGLWLRQDOQHLJKERXUKRRGSDUNVSDFHLVQRWSURSRVHG7KHODQGFRQWULEXWLRQVUHTXLUHG
IRUSXEOLFXVHRQDUHDVEDQGF6RXWKDUHGRFXPHQWHGLQ$SSHQGL[$

,QDGGLWLRQWRWKHRSHQVSDFHVSURSRVHGRQSXEOLFODQGWKH&LW\ZLOOFRQWLQXHWKHFXUUHQW
SUDFWLFHRIH[SORULQJRSSRUWXQLWLHVDWWKHUH]RQLQJVWDJHWRSURYLGHRSHQVSDFHRQ
GHYHORSPHQWVLWHVDWJUDGHRURQEXLOGLQJURRIVDWWKHUH]RQLQJVWDJH7KHVHVSDFHVDUHLQ
VRPHFDVHVSXEOLFO\DFFHVVLEOHDQGLQRWKHUFDVHVDFFHVVLEOHRQO\WRWKRVHOLYLQJDQGZRUNLQJ
RQWKRVHVLWHVDQGSURYLGHDQDGGLWLRQDORXWGRRUUHFUHDWLRQRSSRUWXQLW\

,Q&RXQFLODSSURYHGWKH)DOVH&UHHN3ROLF\%URDGVKHHWVZKLFKVWDWHGWKDW
QHLJKERXUKRRGSDUNVSDFHVKRXOGEHSURYLGHGDWDPLQLPXPRIDFUHVSRSXODWLRQ
7KHFXUUHQW)&12'3UHTXLUHVQHLJKERXUKRRGSDUNVWRWDOOLQJDERXWDFUHV7KH
UHVLGHQWLDOIORRUVSDFHDOORZHGLQWKHFXUUHQW2'3ZLOOKRXVHDERXWUHVLGHQWV2QO\
RQHSDUNUHPDLQVWREHGHOLYHUHGWKH&UHHNVLGH3DUN([WHQVLRQ$IWHUGHOLYHU\RIWKH
&UHHNVLGH([WHQVLRQWKH2'3UHTXLUHPHQWZRXOGEHPHW7KHDPRXQWRIQHLJKERXUKRRGSDUN
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SURYLGHGYDULHVFRQVLGHUDEO\DFURVVWKHFLW\UDQJLQJIURPDORZRIDFUHVSHUSHRSOH
LQ)DLUYLHZWRDKLJKRIDFUHVSHUSHRSOHLQ:HVW3RLQW*UH\7KRVHQHLJKERXUKRRGV
ZLWKOHVVWKDQKDOIRIWKHWDUJHWUDWLRRIDFUHVSHUUHVLGHQWVDUHGHHPHGWREHSDUN
GHILFLHQW

,IWKH)&12'3SDUNUDWLRZHUHWREHPHWLWZRXOGUHTXLUHDQDGGLWLRQDODFUHVRISDUN
ODQGIRUWKHQHZUHVLGHQWVWKDWFRXOGEHDGGHGWR1()&7KHDGGLWLRQRIQHZUHVLGHQWV
ZLWKRXWDGGLWLRQDOSDUNVSDFHZLOOUHGXFHWKHUDWLRRISDUNIURPWRDFUHVSHU
SHRSOH,IWKHQHZDFUHVRIRSHQSXEOLFVSDFHVPHQWLRQHGDERYHDUHLQFOXGHGLQWKH
GHOLYHU\RISDUNVSDFHWKHSDUNUDWLRZRXOGEHDFUHVSHUSHRSOH

,WVKRXOGEHQRWHGWKDWLQ2FWREHU&RXQFLODSSURYHGDPHQGPHQWVWRWKH)&12'3
DOORZLQJFRQVLGHUDWLRQRIXSWRPLOOLRQVTIWRIGHYHORSPHQWLQ$UHD KDOIRIZKLFKFDQ
EHUHVLGHQWLDOIORRUVSDFH 7KH&LW\DFFHSWHGRWKHUSXEOLFEHQHILWVQDPHO\WKH%&VWDGLXP
XSJUDGHDQGGLGQRWUHTXLUHWKHSURYLVLRQRIDGGLWLRQDOSDUNVSDFHLQFRQMXQFWLRQZLWKWKH
QHZGHYHORSPHQW

3URSRVHG3XEOLF2SHQ6SDFHV

7KHVL]HDQGFRQILJXUDWLRQRIWKHFLYLFSOD]D V ZLOOEHGHWHUPLQHGE\IXWXUHGHFLVLRQV
UHJDUGLQJZKHWKHUWKH9DQFRXYHU$UW*DOOHU\ORFDWHVLQ1()&WKHW\SHVRIHYHQWVDQG
DFWLYLWLHVWKDWFRXOGEHKHOGLQ1()&DQGZKHWKHUWRUHWDLQRUUHSXUSRVH(QWHUSULVH+DOO

:LWKWKH$UW*DOOHU\

,IWKH$UW*DOOHU\ORFDWHVLQ1()&WKH&LYLF3OD]DSURSRVHGDWWKHIRRWRI*HRUJLD6WUHHWZLOO
QRWDFFRPPRGDWHWKHVL]HRISHUIRUPDQFHVDQGHYHQWVWKDWKDYHKLVWRULFDOO\RFFXUUHGLQWKH
3OD]DRI1DWLRQV7KHXVHRIWKH$UW*DOOHU\IRUHFRXUW DSSUR[LPDWHO\VTIW PD\RQ
RFFDVLRQSURYLGHVRPHH[SDQVLRQVSDFHIRUWKHFLYLFSOD]D+RZHYHUWKHWZRVSDFHVDUHQRW
FRQILJXUHGWRSHUPLWRQHODUJHDXGLHQFHDQGXVHRIWKHJDOOHU\IRUHFRXUWIRUFRPELQHGHYHQWV
ZRXOGUHTXLUHGLVFXVVLRQDQGDJUHHPHQWVZLWKWKH*DOOHU\

6LPLODUO\WKHURDGZD\WRWKHHDVWRIWKHFLYLFSOD]DFRXOGEHWHPSRUDULO\FORVHGGXULQJHYHQWV
DQGIHVWLYDOVLQFUHDVLQJWKHVL]HRIWKHSOD]DEXWZRXOGQRWDGGSHUIRUPDQFHFDSDELOLW\

7KHUROHDQGWUHDWPHQWRIWKHZDWHUIURQWSXEOLFRSHQVSDFHSURSRVHGWRWKHZHVWRIWKH$UW
*DOOHU\FRXOGYDU\²PRUHRUOHVVXUEDQRUODQGVFDSHGGHSHQGLQJRQIXWXUHSODQQLQJ
7KLVVSDFHLVQRWZHOOORFDWHGIRUDPDMRUFLYLFSOD]D:KLOHODUJHDQGVLWXDWHGRQWKH
ZDWHUIURQWLWLVWRRUHPRYHGERWKSK\VLFDOO\DQGYLVXDOO\IURPWKHIRRWRI*HRUJLDDQG3DFLILF
%RXOHYDUGWRIXQFWLRQZHOOIRUVRPHHYHQWV7KHVKDSHRIWKHVSDFHZRXOGDOVRSRVH
FKDOOHQJHVIRUVRPHHYHQWVDQGSHUIRUPDQFHV
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7DEOH3XEOLF2SHQ6SDFH:LWKWKH$UW*DOOHU\ $SSUR[LPDWH6L]HV 

1DPH
6L]H VTIW 
&LYLF3OD]DDW)RRWRI*HRUJLD

:DWHUIURQW3XEOLF2SHQ6SDFH

8QGHU9LDGXFWV

7RWDO




:LWKRXWWKH$UW*DOOHU\

7RDFFRPPRGDWHDIXOOUDQJHRIFRPPXQLW\DQGSURIHVVLRQDOHYHQWVDQGSHUIRUPDQFHVDQG
VDWLVI\WKHREMHFWLYHHVWDEOLVKHGLQWKH7HUPVRI5HIHUHQFHIRUWKH1()&+LJK/HYHO5HYLHZWR
´FUHDWHDSUHPLHUSXEOLFJDWKHULQJSODFHLQ9DQFRXYHUµDQDUHDRIDSSUR[LPDWHO\
VTIWLVUHTXLUHG)XWXUHSODQQLQJRIWKHVKDSHDQGORFDWLRQRIWKHFLYLFSOD]DZRXOG
EHGRQHIROORZLQJGHFLVLRQVRQWKHHYHQWVDQGDFWLYLWLHVWKDWFRXOGEHDFFRPPRGDWHGDQG
IXWXUHGHFLVLRQVDERXWZKHWKHURUQRW(QWHUSULVH+DOOLVUHWDLQHG



7KHVPDOOSOD]DRU´SURPHQDGHµSURSRVHGDWWKHIRRWRI*HRUJLD6WUHHWZRXOGVHUYHDVDQ
H[WHQVLRQWRWKH*HRUJLD/LQNDQGSURYLGHDYLWDOSK\VLFDODQGYLVXDOOLQNWRWKHZDWHUIURQW
DQGWKHPDMRUFLYLFSOD]D

7DEOH3XEOLF2SHQ6SDFH²:LWKRXWWKH$UW*DOOHU\ $SSUR[LPDWH6L]HV 

1DPH
6L]H VTIW 
6PDOO3OD]DDW)RRWRI*HRUJLD

:DWHUIURQW3XEOLF2SHQ6SDFH

8QGHU9LDGXFWV

7RWDO


8QGHUWKH9LDGXFWV

7KHSURSRVHG'LUHFWLRQWRFUHDWHKDUGVXUIDFH \RXWKRULHQWHG UHFUHDWLRQRSSRUWXQLWLHVVXFK
DVEDVNHWEDOO%0;ULGLQJDQGUROOHUKRFNH\RQ$UHDF8QGHUWKH9LDGXFWVLVVXSSRUWHGE\D
UHFHQW3RVW2FFXSDQF\(YDOXDWLRQRI)DOVH&UHHN1RUWKZKLFKLGHQWLILHGDFRQFHUQZLWKWKH
OLPLWHGUHFUHDWLRQRSSRUWXQLWLHVIRU\RXWKLQWKHDUHD7KHSURSRVHGXVHRIWKLVVLWHIRU
UHFUHDWLRQZRXOGRQO\EHSRVVLEOHDIWHUWKHFXUUHQWXVHIRUVRLOFRQWDPLQDWLRQUHPHGLDWLRQLV
QRORQJHUUHTXLUHG,QDGGLWLRQSDUWRIWKHDUHDPD\EHUHTXLUHGIRUDGLVWULFWHQHUJ\IDFLOLW\
UHTXLULQJDVLWHRIDSSUR[LPDWHO\WRVTIW7KLVXVHZRXOGEHFRPSDWLEOHZLWK
DGMDFHQWKDUGVXUIDFHUHFUHDWLRQ

&XUUHQW3OD]DRI1DWLRQV

7KH3OD]DRI1DWLRQVZKLOHXVHGE\WKHSXEOLFLVSULYDWHO\RZQHG7KHXVDEOHRSHQVSDFH
LHQRWFRXQWLQJFLUFXODWLRQWKDWPXVWUHPDLQRSHQGXULQJHYHQWV LVVTIW
DFFRPPRGDWLQJDJDWKHULQJRIXSWRSHRSOH VWDQGLQJ 7KHDFWXDOVWDJHDQGVHDWLQJ
DUHDLVDERXWVTIW

7KH3OD]DRI1DWLRQVKDVDFFRPPRGDWHGDUDQJHRIHYHQWVLQFOXGLQJSRSPXVLFFRQFHUWVODUJH
IHVWLYDOV 'UDJRQ%RDW7DLZDQHVH&XOWXUDO DQGWKHODUJHUUDFHV 9DQFRXYHU0DUDWKRQ&,%&
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5XQIRUWKH&XUH &DQDGLDQ0HWURSROLWDQ3URSHUWLHV &03 UHQWVWKHSOD]DWRHYHQW
RUJDQL]HUVRQDFRPPHUFLDOUHQWDOEDVLV,QDGGLWLRQWKH&RPPXQLW\8VH$JUHHPHQWZLWKWKH
&LW\UHTXLUHVWKHSOD]DWREHPDGHDYDLODEOHWRFRPPXQLW\JURXSVUHQWIUHHWKUHHGD\VSHU
PRQWK+RZHYHURWKHUFRVWV ZDWHUSRZHUVWDJHDQGOLJKWLQJUHQWDO PDNHLWSURKLELWLYHIRU
PDQ\QRQSURILWJURXSV

)ROORZLQJ([SR¶WKH3OD]DRI1DWLRQVKRVWHGPDQ\HYHQWVDQQXDOO\+RZHYHULWZDV
GHVLJQHGDVDWHPSRUDU\IDFLOLW\DQGWKHURRIZDVGHPROLVKHGLQDIWHUVDIHW\FRQFHUQV
ZHUHLGHQWLILHG,QUHFHQW\HDUVIHZHUHYHQWVKDYHEHHQKHOGWKHUH DERXWPDMRUHYHQWV
HDFK\HDU $VLPLODUVL]HVSDFHWKDWZDVSHUPDQHQW&LW\RZQHGPRUHIXQFWLRQDOEHWWHU
RXWILWWHGDQGZLWKORZHUUHQWFRXOGEHLQGHPDQGIRUPRVWZHHNHQGGD\VGXULQJUHDVRQDEOH
ZHDWKHU$VPDOOHUVL]HGVSDFHOLNHWKHFLYLFSOD]DGHVFULEHGLQWKHRSWLRQLQFOXGLQJWKH
9DQFRXYHU$UW*DOOHU\ZRXOGOLPLWWKHHYHQWDQGSHUIRUPDQFHFDSDELOLWLHVGXHWRVL]HDQG
IXQFWLRQDOLW\OLPLWDWLRQV

(QWHUSULVH+DOO

(QWHUSULVH+DOOLVORFDWHGDWWKHVRXWKHDVWFRUQHURI$UHDEZDVFDOOHG'LVFRYHU\%&GXULQJ
([SRDQGLVQRZWKHKRPHRIWKH(GJHZDWHU&DVLQR7KH3OD]DRI1DWLRQV/DQG8VH
6WXG\OHGWR&RXQFLODGRSWLQJODQGXVHSROLF\WKDWVHHNVWR´HQFRXUDJHSURSHUW\RZQHUVWR
PDLQWDLQDQGHQKDQFHWKH(QWHUSULVH+DOODQGWKHJODVVURRIHGSOD]DDWWKH3OD]DRI1DWLRQV
DVOHJDF\UHVRXUFHVUHSUHVHQWLQJWKHWUDQVIRUPDWLYHHYHQWVRI([SR·µ

7KHUHDUHWZRVFHQDULRVZLWKLQWKH'LUHFWLRQVWKDWPD\DIIHFWIXWXUHGHFLVLRQVUHJDUGLQJ
(QWHUSULVH+DOO)LUVWWKHSURSRVDOWRORFDWHWKH9DQFRXYHU$UW*DOOHU\RQWKHIRUPHU3OD]D
RI1DWLRQVVLWHZRXOGQHFHVVLWDWHWKHGHPROLWLRQRI(QWHUSULVH+DOO6HFRQGWKH7HUPVRI
5HIHUHQFHIRUWKH+LJK/HYHOUHYLHZUHTXLUHWKDWWKHVWXG\LQYHVWLJDWHZD\VWR´UHSODFHWKH
3OD]DRI1DWLRQVSXEOLFRXWGRRUSHUIRUPDQFHVSDFHZLWKDQHTXDORUEHWWHUIDFLOLW\FRQVLGHU
ORFDWLRQVLQWKH3OD]DRI1DWLRQVRUHOVHZKHUHDQGFUHDWHDPDMRUFLYLFSOD]DWKDWZLOOEH
WKHSUHPLHUSXEOLFJDWKHULQJVSDFHLQ9DQFRXYHUµ$VSDUWRIWKH+LJK/HYHO5HYLHZVWDIIKDV
HYDOXDWHGYDULRXVORFDWLRQVIRUDQHZPDMRUSXEOLFRSHQVSDFHDORQJWKHZDWHUIURQWLQ1()&
7KHFXUUHQWORFDWLRQRI(QWHUSULVH+DOOKDVEHHQLGHQWLILHGDVKDYLQJPDQ\GHVLUDEOH
DWWULEXWHVIRUSXEOLFRSHQVSDFH,QWKHRSWLRQVZLWKRXWWKH$UW*DOOHU\ ILJXUHV  
(QWHUSULVH+DOOPD\EHUHWDLQHGDQGDGDSWHGWRKRXVHDVPDOOHUDWWUDFWLRQRULWPD\QHHGWR
EHHOLPLQDWHG$GHFLVLRQRQWKHIXWXUHRIWKHEXLOGLQJZRXOGIROORZDQHYDOXDWLRQRIWKH
IHDVLELOLW\RIUHWHQWLRQLQOLJKWRIRWKHUSXEOLFREMHFWLYHVIRUWKHVLWH

&UHHNVLGH3DUN([WHQVLRQ

7KHSURYLVLRQRIWKHH[WHQVLRQRI&UHHNVLGH3DUN $UHD LVLQFOXGHGDV'LUHFWLRQDERYH
7KHFRQFHSWSODQIRUWKHSDUNZDVGHYHORSHGLQIROORZLQJDVHULHVRIFRPPXQLW\
ZRUNVKRSV7KHSODQLQFOXGHVSLFQLFDUHDVQRQPRWRUL]HGERDWGRFNGUDJRQERDWGRFNDQG
ERDWVWRUDJHYLHZLQJDUHDVDZDWHUSOD\IHDWXUHDFDIpDQGZDVKURRPVDQGRWKHUIHDWXUHV
7KHSKDVLQJRISDUNVLQ)DOVH&UHHN1RUWKKDVDOZD\VEHHQOLQNHGWRWKHPDQDJHPHQWRI
FRQWDPLQDWHGVRLOVLQWKHDUHD7KHSURYLQFLDOJRYHUQPHQWLVUHVSRQVLEOHIRUWKHFRVWRI
FRQWDPLQDWLRQUHPHGLDWLRQ$QDJUHHPHQWEHWZHHQWKH3URYLQFH&LW\DQG&RQFRUG SURSHUW\
RZQHU UHJDUGLQJFRQWDPLQDWHGVRLOVVSHFLILHVWKDWWKH&UHHNVLGH3DUNH[WHQVLRQODQG $UHD 
EHXVHGIRUWKHORQJWHUPVWRUDJHRIFRQWDPLQDWHGVRLOVWREHUHORFDWHGIURPDGMDFHQW
GHYHORSPHQWVLWHV$FFRUGLQJO\WKHGHYHORSPHQWRIWKHSDUNH[WHQVLRQFDQQRWRFFXUXQWLO
$UHDF6RXWKLVGHYHORSHG7KLVIROORZVWKHDSSURDFKZKHUHE\SDUNVDUHXVHGWRVWRUH
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FRQWDPLQDWHGVRLOVXVHGHOVHZKHUHLQWKHGHYHORSPHQWRI)DOVH&UHHN1RUWK*HRUJH
:DLQERUQ'DYLG/DPDQG$QG\/LYLQJVWRQHSDUNVDUHVSHFLDOZDVWHVWRUDJHVLWHVDVSDUWRIWKH
UHPHGLDWLRQSODQ

7KHVKDSHRIWKHSDUNZLWKERXQGDULHVRQ3DFLILF%RXOHYDUGDQG&DUUDOO6WUHHWZDVHVWDEOLVKHG
WKURXJKWKHRULJLQDO)DOVH&UHHN1RUWK2'3  DQGLVUHODWHGWRWKHQHHGIRUWKHSDUNWR
DFFRPPRGDWHVSHFLDOZDVWHVRLOVIURPDGMDFHQWGHYHORSPHQWVLWHV,QUHFHQWPRQWKVWKH
FLW\KDVEHHQH[SORULQJDOWHUQDWLYHVWRWKHVKDSHRIWKHSDUNZLWKWKHREMHFWLYHRIVHHNLQJD
VROXWLRQWKDWPD\EHDVJRRGDVRUEHWWHUWKDQWKHFXUUHQWSDUNFRQILJXUDWLRQ7KH7HUPVRI
5HIHUHQFHIRUWKH+LJK/HYHOUHYLHZDOORZIRUVRPHIOH[LELOLW\LQWKHERXQGDULHVRIWKHSDUN
SURYLGHGWKHUHLVQRORVVRISDUNDUHD

7KHIROORZLQJFULWHULDDUHUHFRPPHQGHGWRHYDOXDWHIXWXUHUH]RQLQJDSSOLFDWLRQVWKDWSURSRVH
FKDQJHVWRWKHVKDSHRIWKH&UHHNVLGH3DUN([WHQVLRQ

7DEOH(YDOXDWLRQ&ULWHULD

 7KH3URYLQFLDO*RYHUQPHQWDJUHHVWRFKDQJHVWRWKHVKDSHRIWKHSDUNDQGWKHVRLO
UHPHGLDWLRQSODQ
 7KHSDUNDUHDUHPDLQVWKHVDPHVL]H
 7KHSDUNFDQDFFRPPRGDWHWKHUHTXLUHGDPRXQWRIFRQWDPLQDWHGVRLOLQVXFKDZD\
WKDWLWGRHVQRWVLJQLILFDQWO\FRPSURPLVHWKHSDUN·VIXQFWLRQDOLW\
 3DUWRIWKHSDUNFDQEHSURYLGHGSULRUWRFRPSOHWLRQRIGHYHORSPHQWRQ$UHDF
 7KHVKDSHRIWKHSDUNDOORZVIRUIOH[LELOLW\LQWKHIXQFWLRQVDQGXVHVRIWKHSDUN
LQFOXGLQJVSHFLDOHYHQWVGUDJRQERDWLQJDQGQHLJKERXUKRRGRULHQWHGUHFUHDWLRQ
IXQFWLRQV
 &RQVLGHUDWLRQEHJLYHQWRWKHFRPSDWLELOLW\EHWZHHQQHZGHYHORSPHQWVLWHVDQG
UHFUHDWLRQDFWLYLWLHV
 7KHSDUNKDVDPLQLPXPGHSWKRIPIURPWKHZDWHU·VHGJHWRWKHQRUWKHUQ
ERXQGDU\
 7KHSDUNLVDFRQWLJXRXVSDUFHORQWKHZDWHUIURQWWKDWFRQQHFWVWRWKHH[LVWLQJ
&UHHNVLGH3DUN
 6WUHHWHQGYLHZVDUHSUHVHUYHGDQGVKDGRZLQJLPSDFWVIURPWRZHUVDUHUHVSHFWHG
 3XEOLFDQGSULYDWHYLHZLPSDFWVDUHFRQVLGHUHG
 7KHSDUNH[WHQVLRQLVERUGHUHGE\SXEOLFURDGVGHGLFDWHGWRWKH&LW\
 7KHSURSRVDODGGUHVVHVWKHWUDQVSRUWDWLRQDQGXWLOLW\UHTXLUHPHQWVWRVHUYLFHWKHDUHD
VXFKDVWKHIXQFWLRQLQJRIWKHIXWXUHVWUHHWFDUDFFHVVWRWKHSDUNDQGUHVLGHQWLDO
SURSHUWLHVDQGWKHDFFRPPRGDWLRQRIXWLOLWLHV
 -REVSDFHWDUJHWVDUHPHW
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'LDJUDPVVKRZLQJSRVVLEOHFKDQJHVWRWKHVKDSHRI&UHHNVLGH3DUNH[WHQVLRQDUHSURYLGHG
EHORZIRULOOXVWUDWLYHSXUSRVHV

)LJXUH&UHHNVLGH3DUN$V3URSRVHGLQWKH)&12'3




)LJXUH²&UHHNVLGH3DUN5HVKDSHG ([DPSOHIRU,OOXVWUDWLYH3XUSRVHV 
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5(6,'(17,$/86($1'81,70,;

 ,QFRQVLGHUDWLRQRIWKHHYHQWVQRLVHDQGFRQJHVWLRQSXUVXHDVHULHVRIPHDVXUH
LQFOXGLQJEXLOGLQJGHVLJQUHTXLUHPHQWVUHVLGHQWQRWLILFDWLRQDQGFRPPXQLFDWLRQDQG
HYHQWQRLVHVWDQGDUGVWRDGGUHVVWKHFRPSDWLELOLW\RIUHVLGHQWLDOXVHDQGHYHQWV

 $FFRPPRGDWHDSSUR[LPDWHO\PLOOLRQVTIWRIUHVLGHQWLDOIORRUVSDFHLQ1()&ZLWK
WKHGLVWULEXWLRQRIWKLVUHVLGHQWLDOVSDFHDPRQJDUHDVJHQHUDOO\DVVKRZQLQ7DEOH

7KHUHFRPPHQGHGDPRXQWRIPLOOLRQVTIWRIUHVLGHQWLDOIORRUVSDFHLVDWDUJHWDQG
LVQRWLQWHQGHGWREHDPD[LPXPRUDPLQLPXP

 $SSO\PLQLPXPGHVLJQUHTXLUHPHQWVIRUIDPLOLHVZLWKFKLOGUHQRQVLWHVWKDWDUHVXLWHG
WRIDPLOLHV([DPSOHVRIVXFKUHTXLUHPHQWVFRXOGLQFOXGHIDPLO\IRFXVHG
LQGRRURXWGRRUDPHQLW\VSDFHVDQGSOD\HTXLSPHQW

 5HTXLUHDGLYHUVLW\RIXQLWVL]HVZLWKLQHDFKVXEDUHDUH]RQLQJLQ1()&LQFOXGLQJ
VWXGLRVRQHWRWKUHHRUPRUHEHGURRPDSDUWPHQWVDQGDSDUWPHQWVZLWKVHFRQGDU\
VXLWHV

9LHZ&RUULGRU6WXG\DQG3RVVLEOH3DUN5HVKDSLQJ

7KH'RZQWRZQ&DSDFLW\ 9LHZ&RUULGRUV6WXG\LVXQGHUZD\ZLWKDQXSFRPLQJUHSRUW
VFKHGXOHGIRU&RXQFLOFRQVLGHUDWLRQ7KLVPD\UHVXOWLQFKDQJHVWRWKHYLHZFRUULGRUVWKDW
FXUUHQWO\OLPLWEXLOGLQJKHLJKWVLQ1()&'HQVLW\HVWLPDWHVPD\QHHGWREHUHYLHZHG
IROORZLQJD&RXQFLOGHFLVLRQRQWKHYLHZFRUULGRUVWXG\UHVXOWVDQGDGMXVWPHQWVGHWHUPLQHGDW
WKHUH]RQLQJVWDJH

,IWKHH[WHQVLRQRI&UHHNVLGH3DUNLVUHVKDSHGWREHFRPHPRUHHORQJDWHGDQGLVH[WHQGHG
IXUWKHUZHVWWKHDGMDFHQWGHYHORSPHQWVLWHVZRXOGQHHGWREHUHGLVWULEXWHGWRUHEDODQFHWKH
SDUNDQGGHYHORSPHQWDUHDVDQGWKLVPD\DOVRDIIHFWWKHGHQVLW\SRWHQWLDO


'LVFXVVLRQ

7KH&RPSDWLELOLW\RI5HVLGHQWLDODQG(YHQWV

5HVLGHQWLDOGHYHORSPHQWLQWKLVDUHDZLOODSSHDOWRDVHJPHQWRIWKHPDUNHWWKDWLVDWWUDFWHG
WRWKHHQHUJ\YLEUDQF\DQGSXEOLFDFWLYLW\XQLTXHWRWKHUROHRI1()&,WLVDQWLFLSDWHGWKDW
ZLWKDPDMRUFLYLFSOD]DLQ1()&WKHUHFRXOGEHXSHYHQWVD\HDULQ1()&7KHVHZLOO
LQFOXGHIRRWEDOOKRFNH\DQGVRFFHUJDPHVFRQFHUWVIHVWLYDOVDQGRXWGRRUVSRUWVHYHQWV
VXFKDVPDUDWKRQV,WZLOOEHLPSRUWDQWIRUQHZUHVLGHQWVWRDFFHSWWKDWLWLVDQGZLOOUHPDLQ
DEXV\QRLV\DUHDZLWKDODUJHQXPEHURIHYHQWV

7RSURYLGHDEHWWHUXQGHUVWDQGLQJRIQRLVHLVVXHVUHODWHGWRWKHFRPSDWLELOLW\RIHYHQWVDQG
UHVLGHQWLDOWKH&LW\UHWDLQHG%./&RQVXOWDQWVLQDFRXVWLFHQJLQHHULQJWRXQGHUWDNHDQ
DFRXVWLFPRGHOOLQJVWXG\RIWKHDUHD$FWLYLWLHVDVVRFLDWHGZLWK%&3ODFHDQGWKHFLYLFSOD]D
RXWGRRUSHUIRUPDQFHHYHQWVSDFHDQGWRDOHVVHUGHJUHH*03ODFHZLOODWWLPHVSURGXFH
KLJKHUOHYHOVRIQRLVHWKDQW\SLFDOO\SHUPLWWHGE\FXUUHQW1RLVH&RQWURO%\ODZVWDQGDUGVIRU
UHVLGHQWLDODUHDV
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7KH&LW\·VUHVLGHQWLDODFRXVWLFVWDQGDUGVDGGUHVVWKHKRXUDYHUDJHRI´$ZHLJKWHGµQRLVH
LHG%$7KLVQRLVHLVXVXDOO\IURPVRXUFHVVXFKDVPDMRUDUWHULDOVDQG6N\WUDLQ+RZHYHU
WKHUHZLOOEHRFFDVLRQVZKHQKLJKHUOHYHOVRIG%$DQGG%& ORZHUEDVVQRLVH ZLOOEH
H[SHULHQFHGLQ1()&,WLVDQWLFLSDWHGWKDWWKHEURDGHUVSHFWUXPG%$QRLVHDVVRFLDWHGZLWK
FRQFHUWVFDQEHPLWLJDWHGWR&0+&OLYDELOLW\VWDQGDUGVZLWKDGGLWLRQDOQRLVHLQVXODWLRQ
PDWHULDOV7KHG%&QRLVHFDQQRWEHIXOO\PLWLJDWHGEXWFDQEHPLWLJDWHGWRDFFHSWDEOHOHYHOV
WKURXJKWKHPHDVXUHVSURSRVHGEHORZ

,WLVDQWLFLSDWHGWKDWOLYLQJLQ1RUWKHDVW)DOVH&UHHNZLOODSSHDOWRUHVLGHQWVWKDWHQMR\
DFWLYLW\DQGHYHQWV,WZLOOEHDQDUHDDWWUDFWLYHWRWKRVHZKRVHHYLEUDQWEXV\DQGIXQSODFHV
DVDGHVLUDEOHSODFHWROLYH7RDGGUHVVWKHFRPSDWLELOLW\RIUHVLGHQWLDOXVHDQGHYHQWVWKH
IROORZLQJPHDVXUHVZLOOEHSXUVXHG

• $GYLVHUHVLGHQWVDQGEXVLQHVVHVLQ1()&RIWKHDQWLFLSDWHGLPSDFWVIURPHYHQWV
WKURXJKQRWLFHVRQWLWOH RURWKHUOHJDOPHDQV UHQWDODJUHHPHQWVDQGRWKHU
FRPPXQLFDWLRQWRROV
• %XLOGLQJGHVLJQPXVWPLWLJDWHWKHOHYHOVRIQRLVH G%$ DVVRFLDWHGZLWKHYHQWV
LQFOXGLQJEDVVQRLVH G%& WRWKHJUHDWHVWH[WHQWSRVVLEOHQRWLQJWKDWLWZLOOQRW
EHSRVVLEOHWRPLWLJDWHDOOGHHSEDVHQRLVH
• $PHQGWKH1RLVH&RQWURO%\ODZWRLGHQWLI\1()&DVD6SHFLDO(YHQW'LVWULFWZLWK
QRLVHVWDQGDUGVZKLFKUHIOHFWWKHIXQFWLRQLQJRIWKHDUHDDVDQHYHQWGLVWULFWZKLOH
SODFLQJOLPLWVRQWKHGXUDWLRQRIHYHQWVWRDOORZHYHQWVWRFRH[LVWZLWKDGMDFHQW
UHVLGHQWLDOGHYHORSPHQWDQG
• &RQVXOWZLWKWKHFRPPXQLW\HYHQWRUJDQL]HUVDQGYHQXHRSHUDWRUVRQWKH
SURSRVHGVWUDWHJ\DQGE\ODZDPHQGPHQWVIRUPDQDJLQJWKHLPSDFWVRIHYHQWV

$WWKHVXEDUHDUH]RQLQJVWDJHIXWXUHUH]RQLQJSURSRVDOVPXVWGHPRQVWUDWHFRPSOLDQFHZLWK
WKHSUHFHGLQJUHTXLUHPHQWVDQGWKH1RLVH%\ODZDPHQGHGWRWKHVDWLVIDFWLRQRI&RXQFLO


7KH$PRXQWRI5HVLGHQWLDO)ORRU6SDFHLQ1()&

&XUUHQW6WDWXV

7KHUHVLGHQWLDODOORZDQFHLQWKHHQWLUH)&12'3DUHDLVFXUUHQWO\PLOOLRQVTIW7KLV
DFFRPPRGDWHVDERXWUHVLGHQWV$OOWKHPDUNHWUHVLGHQWLDOSHUPLWWHGLQWKH)&12'3
KDVEHHQIXOO\GHYHORSHGRQO\DIIRUGDEOHKRXVLQJVLWHVUHPDLQWREHGHYHORSHG

:LWKLQ1()&DOOWKHUHPDLQLQJGHYHORSPHQWDOORZDQFHVDUHQRQUHVLGHQWLDO VHH7DEOH 

5HVLGHQWLDO)ORRU6SDFH

7KHDPRXQWRIUHVLGHQWLDOIORRUVSDFHWKDWLVSURSRVHGUHIOHFWVWKHIROORZLQJ
• $FFRPPRGDWLRQRIWKHQHFHVVDU\QRQUHVLGHQWLDOIORRUVSDFH LHMREVSDFH DQG
WKHSXEOLFRSHQVSDFHLQWKH'LUHFWLRQVDERYH
• $SSURSULDWHEXLOGLQJIRUPVKHLJKWVDQGVHSDUDWLRQVDQG
• $FFRPPRGDWLRQRIWKHWUDQVSRUWDWLRQQHHGVZLWKLQWKHH[LVWLQJDQGIXWXUH
WUDQVSRUWDWLRQQHWZRUN
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7KHHVWLPDWHRIPLOOLRQVTIWRIUHVLGHQWLDOIORRUVSDFHZDVSURGXFHGWKURXJKDPRGHOOLQJ
H[HUFLVHWKDWDVVXPHGVOLPWRZHUVRQSRGLXPEDVHV DIRUPXVHGWKURXJKRXW)DOVH&UHHN
1RUWKDQGWKHUHVWRIGRZQWRZQ 

7KHPRGHOOLQJLQFRUSRUDWHGWKHZHVWPHWHUVRIWKHFXUUHQWPHWHUZLGH&DUUDOO6WUHHW
ULJKWRIZD\DGMDFHQWWR$UHDF6RXWK7KLVZDVSURSRVHGWRSDUWLDOO\FRPSHQVDWHIRUWKH
SRUWLRQRI$UHDF6RXWKWKDWLVSURSRVHGWREHXVHGIRUSXEOLFRSHQVSDFHDQGRUWKH$UW
*DOOHU\ 7KLVZLOOQHHGWREHH[SORUHGZLWK&RQFRUGDQGWKH3URYLQFHDVVRLOUHPHGLDWLRQ
DJUHHPHQWVPD\EHDIIHFWHG 

)RXUPLOOLRQVTIWRIQHZUHVLGHQWLDOIORRUVSDFHZRXOGDFFRPPRGDWHDERXWUHVLGHQWV
ZKLFKUHSUHVHQWVDLQFUHDVHRYHUWKHDQWLFLSDWHGLQWKHFXUUHQW)&12'3)LJXUH
SURYLGHVFRPSDUDWLYHVRIWKHSURSRVHGQHZSRSXODWLRQRI1()&ZLWKRWKHUQHDUE\DUHDV

7DEOH5HVLGHQWLDO²(VWLPDWHG'LVWULEXWLRQRI)ORRU6SDFHE\$UHD VVTIW 

$UHD
2ZQHU
2SWLRQ²:LWK9$* 2SWLRQ:LWKRXW9$*

3DY&R


D
$TXLOLQL


EH[F9$*VLWH
&03


E9$*VLWH
&03


6HHQRWHEHORZ
6HH1RWHEHORZ
E:HVW
&RQFRUG


E(DVW
&RQFRUG


F1RUWK
&RQFRUG


F6RXWK
&RQFRUG

&RQFRUG6XEWRWDO


727$/




1RWHV
7KHGLVWULEXWLRQRIUHVLGHQWLDOIORRUVSDFHLQHDFK&RQFRUGVXEDUHDLVVXEMHFWWRIXUWKHUSODQQLQJ
VWXG\LQFOXGLQJSRVVLEOHSDUNUHVKDSLQJDQGYLHZFRUULGRUDVVHVVPHQW
7KHPD[LPXPDPRXQWRIUHVLGHQWLDOIORRUVSDFHLVWREHGHWHUPLQHGDWWKHUH]RQLQJVWDJH


+RXVHKROGDQG8QLW0L[

,QPDMRUQHZFRPPXQLWLHVVXFKDV&RDO+DUERXUDQG)DOVH&UHHN1RUWKWKH&LW\RI9DQFRXYHU
KDVFXVWRPDULO\UHTXLUHGDFHUWDLQSURSRUWLRQRIWKHXQLWVLQWKH)&12'3WREH
VXLWDEOHIRUIDPLOLHVZLWKVPDOOFKLOGUHQDVGHILQHGLQWKH*XLGHOLQHVIRU+LJK'HQVLW\+RXVLQJ
IRU)DPLOLHVZLWK&KLOGUHQ7KLVVWDQGDUGLVQRWDSSOLHGLQRWKHUDUHDVRIWKHGRZQWRZQ
SHQLQVXODVXFKDVWKH:HVW(QG7ULDQJOH:HVW'RZQWRZQ6RXWKDQGWKH&HQWUDO%XVLQHVV
'LVWULFW

,Q&RXQFLOGHFLGHGQRWWRDSSO\WKHVHJXLGHOLQHVWRUHVLGHQWLDOGHYHORSPHQWRQWKH%&
3ODFH6WDGLXPVLWHGXHWRWKHSUHVHQFHRIQRLVHDQGFURZGV*LYHQWKHSK\VLFDOVHWWLQJQRLVH
DQGHYHQWUHODWHGWUDIILFFRQJHVWLRQVRPHVLWHVLQ1()&SDUWLFXODUO\WKRVHLPPHGLDWHO\
DGMDFHQWWRWKHVWDGLXPDUHQDDQGFLYLFSOD]DPD\QRWEHSDUWLFXODUO\ZHOOVXLWHGIRU
EXLOGLQJVPDUNHWHGDVKRXVLQJIRUIDPLOLHVZLWKFKLOGUHQ2WKHUVLWHVVXFKDVWKRVHDORQJWKH
VHDZDOORUHQFODYHVVKHOWHUHGIURPWUDIILFQRLVHDQGHYHQWVZRXOGEHPRUHVXLWDEOH )LJXUH
 :LWKHDFKUH]RQLQJDSSOLFDWLRQDQDVVHVVPHQWZLOOEHPDGHRIZKHWKHUWKHVLWHLV
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VXLWDEOHIRUKRXVLQJIRUIDPLOLHVZLWKFKLOGUHQ'HVLJQDPHQLW\DQGOLYDELOLW\FRQVLGHUDWLRQV
ZLOOEHDSSOLHGDWWKHUH]RQLQJVWDJHDQGDVSDUWRIGHYHORSPHQWSHUPLWUHYLHZV
0RUHEDFNJURXQGLQIRUPDWLRQRQKRXVLQJLQYHVWLJDWLRQVXVHGLQWKHSUHSDUDWLRQRIWKHVH
SROLFLHVFDQEHIRXQGLQ$SSHQGL[$

)LJXUH1HDUE\5HVLGHQWLDO$UHDV



1RWH$UHDE:HVWLVLQFOXGHGZLWKLQWKHFRQWH[WRI1()&




)LJXUH$UHDV6XLWDEOHIRU)DPLO\+RXVLQJZLWK&KLOGUHQ
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 7KHEXLOWIRUPZLOOUHIOHFWWKHYLVLRQRIDXQLTXHVXVWDLQDEOHPL[HGXVHFRPPXQLW\RQ
9DQFRXYHU·V)DOVH&UHHNZDWHUIURQWZLWKGLVWLQFWLYHDQGLQQRYDWLYHDUFKLWHFWXUHD
PXWXDOO\VXSSRUWLYHLQWHUIDFHEHWZHHQODUJHHYHQWYHQXHVDQGUHVLGHQWLDOXVHDQGD
VWURQJGHILQLWLRQRIWKHSXEOLFUHDOPZKLOHDGGUHVVLQJOLYDELOLW\IDFWRUVLQFOXGLQJ
VKDGRZVYLHZVFURZGVQRLVHDQGSULYDF\

 $FKLHYLQJPLOOLRQVTIWRIUHVLGHQWLDOIORRUVSDFHLQDGGLWLRQWRWKH
PLOOLRQVTIWRIQRQUHVLGHQWLDOIORRUVSDFHLVFRQWLQJHQWXSRQVXFFHVVIXOO\
UHVROYLQJEXLOWIRUPDQGXUEDQGHVLJQFRQVLGHUDWLRQVDQGZLOOEHSURYHQRXWDWWKH
UH]RQLQJVWDJH

'LVFXVVLRQ

7KH1()&9LVLRQ3ULQFLSOHV 3DUW VSHDNWRWKHEXLOWIRUPDVSLUDWLRQVDQGSRVVLELOLWLHVRQ
LQGLYLGXDOVLWHVZLWKLQ1()&7KHGHOLYHU\RIPLOOLRQVTIWRIQRQUHVLGHQWLDOIORRUVSDFH
LVD&LW\SULRULW\IRUWKHDUHD6XFFHVVIXOO\UHVROYLQJWKHGHWDLOHGEXLOWIRUPWKURXJKWKH
UH]RQLQJSURFHVVZLOOEHFULWLFDOLQDFKLHYLQJWKHUHVLGHQWLDOIORRUVSDFHWDUJHWRI
PLOOLRQVTIW7KHUHZLOOEHFKDOOHQJHVLQPHHWLQJWKH9LVLRQ3ULQFLSOHVDQGGHVLJQLQJ
EXLOGLQJVDQGSXEOLFVSDFHVLQFORVHSUR[LPLW\WRPDMRUVSRUWLQJDQGHYHQWYHQXHVZKLOHDOVR
DGYDQFLQJVXVWDLQDELOLW\GHOLYHULQJMREVSDFHDQGDFKLHYLQJRWKHULPSRUWDQWSROLF\
REMHFWLYHV

7KHDERYHQRWHGGHQVLW\WDUJHWVZHUHHVWDEOLVKHGWKURXJK'PRGHOLQJWKDWGHPRQVWUDWHG
WKDWWKHIORRUVSDFHWDUJHWVRIPLOOLRQVTIWRIQRQUHVLGHQWLDOXVHDQGPLOOLRQVTIWRI
UHVLGHQWLDOXVHFRXOGEHPHWZLWKDEXLOWIRUPJHQHUDOO\FRQVLVWLQJRIVOLPWRZHUVRQSRGLXP
EDVHV7KHEXLOWIRUPPRGHOVDWLVILHGLPSRUWDQWOLYDELOLW\DQGXUEDQGHVLJQFULWHULDUHODWHGWR
VKDGRZVYLHZVDQGSULYDF\,WDVVXPHGWRZHUVSDFLQJRIDSSUR[LPDWHO\IHHWDQGVWURQJ
SRGLXPEDVHVRIWRVWRUH\VLPLODUWR3DFLILF%RXOHYDUGLQWKH5RXQGKRXVH1HLJKERXUKRRG
7KLVIRUPSURYLGHVIRUWKHQRQUHVLGHQWLDOIORRUVSDFHWDUJHWDQGWKHUHVLGHQWLDOIORRUVSDFH
WDUJHWDVZHOODVGHILQLQJVWUHHWVSOD]DVDQGSHGHVWULDQURXWHV7RZHUKHLJKWVZHUHDVVXPHG
WREHDWDPD[LPXPKHLJKWQHDU3DFLILF%RXOHYDUGZLWKUHGXFHGKHLJKWWRZDUGWKHZDWHU
7KHRSSRUWXQLWLHVDQGFRQVWUDLQWVRIHDFKVLWHZHUHFRQVLGHUHGLQWKLVPRGHOLQJH[HUFLVH7KH
VLWHFLUFXPVWDQFHVODQGXVHDQGXUEDQGHVLJQREMHFWLYHVYDU\FRQVLGHUDEOHIURPVLWHWRVLWH
$FFRUGLQJO\WKHSURSRVHGGHQVLW\ )65 DOVRYDULHVRQDVLWHWRVLWHEDVLV7KHGHQVLWLHV
SURSRVHGIRU1()&DUHDWWKHXSSHUUDQJHRIGHQVLW\IRUWKHGRZQWRZQSHQLQVXOD

9DULDWLRQVIURPWKHSURWRW\SLFDOEXLOWIRUPGHVFULEHGDERYHDUHSRVVLEOHDQGHQFRXUDJHGLQ
UHVSRQVHWRYDU\LQJVLWHFLUFXPVWDQFHVRSSRUWXQLWLHVDQGFRQVWUDLQWV7KLVLQFOXGHVVLWHVZLWK
GLUHFWH[SRVXUHWRODUJHHYHQWYHQXHVVLWHVZLWKRSSRUWXQLWLHVIRUODQGPDUNEXLOGLQJVVLWHV
FORVHVWWRWKHZDWHU VHGJHDQGEXLOGLQJVWKDWDVVLVWLQGHILQLQJSXEOLFVSDFHV

'HVLJQLQJIRUVXVWDLQDELOLW\QHHGVWREHJLQDWWKHRXWVHWRIWKHGHVLJQSURFHVV6XVWDLQDELOLW\
FRQVLGHUDWLRQVPXVWEHDQLQWHJUDOSDUWRIWKHRYHUDOOGHVLJQUDWKHUWKDQ´ZLQGRZGUHVVLQJµ
ZLWKJUHHQEXLOGLQJHOHPHQWVDIWHUWKHGHVLJQH[HUFLVHLVFRPSOHWHG,QWKLVFRQWH[WXQLTXH
RUFUHDWLYHEXLOWIRUPRUDUFKLWHFWXUDOHOHPHQWVWKDWUHVXOWIURP´UDLVLQJWKHEDURQ
VXVWDLQDELOLW\µDUHHQFRXUDJHG
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9DULDWLRQVLQKHLJKWDQGIRUPPD\DOVRUHVXOWIURPWKHILQGLQJVDQGFRQFOXVLRQVRIWKH&LW\ V
9LHZ&RUULGRU6WXG\DQGZLOOEHDIDFWRULQWKHDELOLW\WRDFKLHYHWKHUHVLGHQWLDOIORRUVSDFH
WDUJHWRIPLOOLRQVTIWIRUWKHDUHD
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 'HVLJQDWHRIWKHWRWDOQXPEHURIGZHOOLQJXQLWVLQ1()&IRUDIIRUGDEOHKRXVLQJ
2QVRPHVLWHVZKHUHLWZLOOQRWEHSRVVLEOHWRDFKLHYHDIIRUGDEOHKRXVLQJ
SD\PHQWVLQOLHXZLOOEHUHFHLYHG7KHVH3D\PHQWVLQOLHXZLOOEHXVHGWRDFKLHYH
DIIRUGDEOHKRXVLQJRQVLWHVZLWKLQ1()&)&1DQGRURWKHUDUHDV

 'HVLJQDWHDPLQLPXPRIRIWKHWRWDOQXPEHURIGZHOOLQJXQLWVLQ1()&IRUPDUNHW
UHQWDOKRXVLQJ

 'HOLYHUDPLQLPXPRIRIWKHQHZUHVLGHQWLDOIORRUVSDFHLQ1()&WKURXJKWKH
WUDQVIHURIKHULWDJHGHQVLW\IURPWKH+HULWDJH'HQVLW\%DQN

3URYLGHWKH*HRUJLD3HGHVWULDQ/LQN8SJUDGH3DFLILF%RXOHYDUGDQGWKHFRQWLQXHWKH
&DUUDOO6WUHHW*UHHQZD\

 3URYLGHWKHFLYLFSOD]D V FRQFHLYHGLQWKHRSWLRQZLWKWKH9DQFRXYHU$UW*DOOHU\RU
WKHSOD]DVLQWKHRSWLRQZLWKRXWWKH9DQFRXYHU$UW*DOOHU\

 3URYLGHWZRFKLOGFDUHFHQWUHVDIDPLO\SODFHDQGDIWHUVFKRROFDUHIDFLOLW\DQG
UHFUHDWLRQVSDFH XQGHUWKH9LDGXFWV ,QDGGLWLRQSURYLGHILQDQFLDOFRQWULEXWLRQVIRU
XSJUDGHVWRH[LVWLQJ)&1SDUNVDQGRSHQVSDFHVWKHUHQHZDORIWKH9DQFRXYHU$TXDWLF
&HQWUHDQGFDSLWDOXSJUDGHVDWWKH&HQWUDO9DQFRXYHU/LEUDU\

 3XUVHWKHLPSOHPHQWDWLRQIXQGLQJDQGORFDWLRQRIWKHSXEOLFDPHQLWLHVDQGEHQHILWVLQ
FRQMXQFWLRQZLWKUH]RQLQJDSSOLFDWLRQVLQ1()&DQGZLOOFRQVLGHUHYROYLQJSULRULWLHV

'LVFXVVLRQ

&XUUHQW)&12'33URYLVLRQV

&RPPXQLW\IDFLOLWLHVDQGVHUYLFHVUHTXLUHGXQGHUWKHFXUUHQW)&12'3LQFOXGHWKHFRPSOHWLRQ
RIWKHZDWHUIURQWZDONZD\WZRVFKRROV SURYLVLRQRIVLWHV FRPPXQLW\FHQWUHDQGJ\P
FKLOGFDUHIDFLOLWLHVPXOWLSXUSRVHURRPEUDQFKOLEUDU\ LIGHVLUHGE\WKH93/ DQGILHOGKRXVH
7KHVHKDYHEHHQSURYLGHGLQDSKDVHGZD\DVWKHGHYHORSPHQWKDVRFFXUUHG2QHFKLOGFDUH
FHQWUHDQGRQHDIWHUVFKRROFDUHFHQWUHUHPDLQDVRXWVWDQGLQJUHTXLUHPHQWVXQGHUWKH
FXUUHQW2'3

7KHUHLVDOVRDVLWHLQ,QWHUQDWLRQDO9LOODJHRQZKLFK9DQFRXYHU6FKRRO%RDUG 96% LQWHQGVWR
EXLOGDQHOHPHQWDU\VFKRROZKHQSURYLQFLDOIXQGLQJLVPDGHDYDLODEOH7KH,QWHUQDWLRQDO
9LOODJHVLWHLVWKH96%·VWRSSULRULW\IRUQHZVFKRROV96%SODQVWRVXEPLWDFDSLWDOIXQGLQJ
SURSRVDOWRWKHSURYLQFLDOJRYHUQPHQWLQWKHQHDUIXWXUH7KHSURSRVDOZLOOLQFOXGHVSDFHIRU
DIWHUVFKRROFDUH

7KHFRPPXQLW\IDFLOLWLHVDQGVHUYLFHVSURYLGHGLQ)&1DUHXVHGE\)&1UHVLGHQWVDORQJZLWK
UHVLGHQWVRIQHDUE\DUHDVDQGDUHRSHUDWLQJDWRUEH\RQGFDSDFLW\7KHUHIRUHSURYLGLQJ
DGGLWLRQDOFDSDFLW\IRUWKHQHZUHVLGHQWVFRQWHPSODWHGLQ1()&ZLOOEHFULWLFDO
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5HFRPPHQGHG1HZ3XEOLF%HQHILWV

´3XEOLF%HQHILWVµLVDEURDGWHUPWKDWLQFOXGHVSDUNV DQGSXEOLFRSHQVSDFHV DIIRUGDEOH
KRXVLQJDVZHOODVWKHYDULRXVFRPPXQLW\IDFLOLWLHVDQGVHUYLFHVUHIHUUHGWRDERYH,WDOVR
LQFOXGHVSRVVLEOHEHQHILWVWRWKHEURDGHUFRPPXQLW\VXFKDVFXOWXUDOIDFLOLWLHVKHULWDJH
GHQVLW\WUDQVIHUQHLJKERXUKRRGKRXVHHWF7KH3XEOLF%HQHILWV3URSRVDOLGHQWLILHVH[LVWLQJ
DQGDQWLFLSDWHGQHHGVDVZHOODVWKHILQDQFLDOIHDVLELOLW\

7KHZKROHRI)&1LVH[FOXGHGIURPDOOH[LVWLQJ'HYHORSPHQW&RVW/HY\ '&/ DUHDVWKHUHIRUH
'&/IXQGLQJFDQQRWEHXVHGLQ1()&$OORIWKHH[LVWLQJFRPPXQLW\IDFLOLWLHVDQGVHUYLFHVLQ
1()&ZHUHDFKLHYHGWKURXJKWKH2'3DQGVXEVHTXHQWUH]RQLQJDSSOLFDWLRQV


7KHUHFRPPHQGHGSXEOLFEHQHILWVIRU1()&KDYHEHHQLGHQWLILHGZLWKFRQVLGHUDWLRQRI
• &RXQFLOSULRULWLHVDQGSROLFLHVDQGWKH1()&+/57HUPVRI5HIHUHQFH
• 7KHSXEOLFDPHQLWLHVLGHQWLILHGLQWKH)&12'3WKDWKDYHQRW\HWEHHQGHOLYHUHGEXW
ZLOOEHSURYLGHGZKHQWKHUHPDLQLQJGHYHORSPHQWDOORZDQFHVLQWKH)&12'3DUHEXLOW
RXW
• 3XEOLFFRPPHQWVUHFHLYHGDW3XEOLF2SHQ+RXVHVLQZLQWHUDQGIDOODGYLFH
IURPWKH1()&+/5&RQVXOWDWLYH*URXSDQGDYDULHW\RIFRPPXQLW\DQGEXVLQHVVJURXSV
ZKRKDYHPHWZLWKVWDII
• &RQVLGHUDWLRQRIWKHDELOLW\RIGHYHORSPHQWWRSURYLGHWKHUHTXLUHGQHZIDFLOLWLHVDQG
VHUYLFHVDQGWKH&LW\·VDELOLW\WRPDLQWDLQDQGRSHUDWHWKHP

1HZSXEOLFEHQHILWVLQ1()&ZLOOEHIXQGHGIURPFRQWULEXWLRQVIURPGHYHORSPHQWDWWKH
UH]RQLQJVWDJHDQGPD\EHVXSSOHPHQWHGE\IXQGLQJIURPVHQLRUJRYHUQPHQWVRUWKH&LW\
&KDQJHVDQGDGGLWLRQVWRWKH3XEOLF%HQHILWV3URSRVDOPD\EHUHTXLUHGDVPRUHGHWDLOHG
SODQQLQJIRUWKHDUHDXQIROGVDQGPRUHLQIRUPDWLRQRQQHHGVDQGFRVWVLVDYDLODEOH6KRXOG
XVHRUGHQVLW\EHFKDQJHGIURPWKDWSURSRVHGLQWKH'LUHFWLRQVWKHSXEOLFEHQHILWVSURSRVDO
ZLOOQHHGWREHUHYLHZHG

,Q2FWREHU&RXQFLODSSURYHGDPHQGPHQWVWRWKH)&12'3DOORZLQJFRQVLGHUDWLRQRIXS
WRPLOOLRQVTIWRIQHZIORRUDUHDIRU$UHD %&3ODFH6WDGLXP &RXQFLOFRQFOXGHGWKDW
WKHXSJUDGHRIWKHVWDGLXPLQFOXGLQJWKHUHSODFHPHQWRIWKHURRIZRXOGEHYLHZHGDVWKH
SXEOLFEHQHILWDVVRFLDWHGZLWKWKHDPHQGPHQWRIWKH)&12'37KHUHIRUHWKHUHZRXOGQRWEH
D&RPPXQLW\$PHQLW\&RQWULEXWLRQ &$& RUQHZFRPPXQLW\IDFLOLWLHVDQGVHUYLFHVGHOLYHUHG
DVSDUWRIWKHIXWXUHGHYHORSPHQWRQ$UHD,QIXWXUHVKRXOG%&3DY&RUHTXHVWIXUWKHU
LQFUHDVHVWRWKHGHYHORSPHQWSRWHQWLDORULIWKHXSJUDGHRIWKHVWDGLXPDQGUHSODFHPHQWRI
WKHURRIDUHQRWSXUVXHGWKHTXHVWLRQRIFRQWULEXWLRQVWRFRPPXQLW\IDFLOLWLHVDQGVHUYLFHV
FRXOGEHUHYLVLWHG

$IIRUGDEOHDQG0DUNHW5HQWDO+RXVLQJ

,WLVSURSRVHGWKDWRIWKHKRXVLQJXQLWVLQ1()&ZLOOLGHQWLILHGDVDIIRUGDEOHKRXVLQJ,Q
DGGLWLRQLWLVSURSRVHGWKDWRIWKHKRXVLQJXQLWVEHGHVLJQDWHGPDUNHWUHQWDOKRXVLQJDVD
FRPSRQHQWRIPRGHVWPDUNHWKRXVLQJ

7KH&LW\RI9DQFRXYHUGHILQHV´DIIRUGDEOHKRXVLQJµDVGZHOOLQJXQLWVGHVLJQHGWREH
DIIRUGDEOHWRSHUVRQVZKRPDNHXSDFRUHQHHGKRXVHKROGZKHUHVXFKSHUVRQVSD\PRUHWKDQ
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RIWKHLUFRPELQHGJURVVDQQXDOLQFRPHWRUHQWDQDGHTXDWHDQGVXLWDEOHUHQWDOXQLW
LQFOXGLQJXWLOLWLHVWRPHHWWKHEDVLFKRXVLQJQHHGVRIWKHKRXVHKROGDWDQDYHUDJHPDUNHW
UHQW´0RGHVWPDUNHWKRXVLQJµLVGHILQHGDVGZHOOLQJXQLWVGHVLJQHGWREHDIIRUGDEOHWR
SHUVRQVZKRPDNHXSDKRXVHKROGDQGZKR·VFRPELQHGJURVVDQQXDOLQFRPHVIDOOZLWKLQWKH
PLGGOHWKLUGRILQFRPHGLVWULEXWLRQIRUWKH*UHDWHU9DQFRXYHU5HJLRQSXEOLVKHGE\6WDWLVWLFV
&DQDGDLQWKHWKHQFXUUHQW&DQDGD&HQVXVDWWKHWLPHRIDQ\DSSOLFDEOH&'UH]RQLQJ,Q
1()&PRGHVWPDUNHWKRXVLQJZLOOEHSURYLGHGDVPDUNHWUHQWDOKRXVLQJ

$IIRUGDEOH+RXVLQJ3ROLF\DQG&XUUHQW)&12'3

&RXQFLO VSROLF\IRUQHZFRPPXQLWLHVLVWKDWRIWKHWRWDOQXPEHUVRIXQLWVLVWREHVHFXUHG
IRUDIIRUGDEOHKRXVLQJ7KH)&12'3RULJLQDOO\FDOOHGIRUDIIRUGDEOHKRXVLQJWKURXJKRXW
WKH3ODQDUHD2YHUWKH\HDUVWKHDPRXQWRIDIIRUGDEOHKRXVLQJWKDWFRXOGDFWXDOO\EH
GHOLYHUHGLQ)&1KDVEHHQUHGXFHGWRDERXWEHFDXVHVHQLRUJRYHUQPHQWIXQGLQJKDVQRW
EHHQDYDLODEOHDWWKHWLPHQHHGHGWRGHYHORSWKHDIIRUGDEOHKRXVLQJVLWHV:KHQFRQYHUVLRQ
IURPQRQPDUNHWWRPDUNHWKRXVLQJKDVRFFXUUHGWKH&LW\KDVWDNHQ´FDVKLQOLHXµDQGWKLV
IXQGLQJKDVEHHQSXWWRZDUGGHOLYHU\RIDIIRUGDEOHKRXVLQJHOVHZKHUHDQGVXEVHTXHQWO\WKH
SURMHFWHGSURSRUWLRQRIDIIRUGDEOHKRXVLQJKDVEHHQUHGXFHGWR

7KHUHDUHILYHYDFDQWVLWHVLQ)DOVH&UHHN1RUWKZDLWLQJIRUVHQLRUJRYHUQPHQWIXQGLQJ
$OWKRXJKDIIRUGDEOHKRXVLQJVLWHVFDQEHVHFXUHGDWWKHUH]RQLQJVWDJHYHU\OLPLWHG
SURYLQFLDODQGIHGHUDOJRYHUQPHQWIXQGVDUHFXUUHQWO\DYDLODEOHWRSD\IRUVLWHDFTXLVLWLRQDQG
FRQVWUXFWLRQFRVWV3URYLQFLDOIXQGLQJKDVEHHQIRUWKFRPLQJIRURQHVXSSRUWLYHKRXVLQJ
SURMHFWLQ)DOVH&UHHN1RUWK,WKDVEHHQDSSURYHGIRU([SR%OYGDQGLQFOXGHV
DSDUWPHQWV7KLVGHYHORSPHQWLVDPRQJVLPLODUVXSSRUWLYHKRXVLQJSURMHFWVWKDWKDYHEHHQ
DSSURYHGIRUDYDULHW\RIORFDWLRQVLQWKHFLW\

&UHDWLYHVROXWLRQVDQGQHZSDUWQHUVKLSVPD\EHUHTXLUHGLQRUGHUWRDGGUHVVWKHIXQGLQJ
FKDOOHQJHDQGWRKHOSDFKLHYHDIIRUGDEOHKRXVLQJREMHFWLYHV

+HULWDJH'HQVLW\7UDQVIHU

&RXQFLOKDVLGHQWLILHG1()&DVDQDUHDWKDWVKRXOGUHFHLYHKHULWDJHGHQVLW\IURPWKHGHQVLW\
EDQNWRDVVLVWLQWKHUHKDELOLWDWLRQRIYDOXHGKHULWDJHEXLOGLQJV5HGXFLQJWKHDPRXQWRI
GHQVLW\FXUUHQWO\LQWKHGHQVLW\EDQNKDVEHHQLGHQWLILHGDVDFRUSRUDWHSULRULW\7KH
IORRUVSDFHWUDQVIHUFRPSRQHQWFLWHGLQ'LUHFWLRQZRXOGEHZLWKLQWKHPLOOLRQVTIW
UHVLGHQWLDOWDUJHW QRWLQDGGLWLRQ ZLWKWKHVWDQGDUGUH]RQLQJSURIRUPDPHWKRGRORJ\DSSOLHG
WRGHWHUPLQHYDOXH

3XEOLF5HDOP3HGHVWULDQDQG7UDQVSRUWDWLRQ/LQNV

,QDGGLWLRQWRWKHSURSRVHGSXEOLFRSHQVSDFHV GHVFULEHGLQGHWDLO3DUW VHYHUDOSXEOLF
UHDOPDQGWUDQVSRUWDWLRQOLQNVDUHSURSRVHGWRLPSURYHFRQQHFWLYLW\ZLWKLQ1()&DQGZLWK
DGMDFHQWQHLJKERXUKRRGVDQGGLVWULFWV3HGHVWULDQLPSURYHPHQWVSURYLGLQJFRQQHFWLRQVWRWKH
GRZQWRZQ*DVWRZQ&KLQDWRZQDQGWKH6WDGLXP6N\WUDLQVWDWLRQZLOOLQFOXGH
• 7KHFRQWLQXDWLRQRIWKH&DUUDOO6WUHHW*UHHQZD\IURP([SR%RXOHYDUGWR)DOVH&UHHN
• 7KH*HRUJLD3HGHVWULDQ/LQNFRQQHFWLQJ%HDWW\6WUHHWDQG3DFLILF%OYGZLOOLPSURYH
FRQQHFWLRQVEHWZHHQ1()&DQGWKHGRZQWRZQ&RXQFLODPHQGHGWKH)&12'3LQ
WRUHTXLUHWKHSURYLVLRQRIWKLVOLQNRQWKHHDVWVLGHRI%&3ODFH6WDGLXP
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3DFLILF%RXOHYDUGZLOOEHLPSURYHGWRHQKDQFHWKHSXEOLFUHDOP7KHQHZGHVLJQZLOO
LQFOXGHDELNHODQHYHKLFOHODQHVVWUHHWWUHHVLQERXOHYDUGVZLGHUVLGHZDONVDQGD
ULJKWRIZD\IRUDIXWXUHVWUHHWFDU



1HZ3XEOLF2SHQ6SDFHV

7KHSURYLVLRQRIQHZSXEOLFRSHQVSDFHVLQFOXGLQJRSWLRQVIRUDFLYLFSOD]DLQ1()&LV
GLVFXVVHGLQGHWDLOLQ6HFWLRQ3XEOLF2SHQ6SDFHDQG3DUNV

1HZ&RPPXQLW\)DFLOLWLHV

'XULQJWKHSXELFSURFHVVPDQ\SHRSOHDGYLVHGWKDWHQKDQFHGIDFLOLWLHVIRUIDPLOLHVZLWK
FKLOGUHQDQGLQGRRUFRPPXQLW\VSDFHVKRXOGEHSULRULWLHV7KHSXEOLFEHQHILWSURSRVDOIRU
1()&FDOOVIRUWZRFKLOGFDUHFHQWUHVDQH[SDQVLRQWRWKHSODQQHGDIWHUVFKRROFDUHFHQWUH
DQGIDPLO\SODFHDVZHOODVIXQGVIRUWKHUHQHZDORIWKH9DQFRXYHU$TXDWLF&HQWUH WKHRQO\
LQGRRUSXEOLFVZLPPLQJSRROLQWKHGRZQWRZQSHQLQVXOD 

'XHWRWKHFORVHSUR[LPLW\RIWKH5RXQGKRXVH&RPPXQLW\&HQWUHDQGWKHQHZ6RXWKHDVW)DOVH
&UHHNFRPPXQLW\FHQWUHVDQHZVWDQGDORQHFRPPXQLW\FHQWUHLVQRWSURSRVHGIRU1RUWKHDVW
)DOVH&UHHN%RWKRIWKHVHFRPPXQLW\FHQWUHVDUHZLWKLQZDONLQJGLVWDQFHRI1()& NP 
7KH1HZ6()&&RPPXQLW\&HQWUHLQFOXGHVDIXOOVL]HJ\PDHURELFVVWXGLRZHLJKWDQG
H[HUFLVHVSDFHDUWVDQGFUDIWVDQGDOOSXUSRVHPHHWLQJURRPV,QDGGLWLRQWKHUHZLOOEHD
SURJUDPFRPSRQHQWRIIHULQJQRQPRWRUL]HGERDWLQJLQFOXGLQJFDQRHLQJND\DNLQJURZLQJDQG
GUDJRQERDWLQJ.

$VQRWHGDERYHWKH)&12'3SURYLGHGIRUDIXWXUHVLWHIRUDQHOHPHQWDU\VFKRROLQ
,QWHUQDWLRQDO9LOODJHEXWLWKDVQRWEHHQFRQVWUXFWHG7KLVGHOD\KDVSODFHGJUHDWSUHVVXUHRQ
(OVLH5R\6FKRRODVWKHRQO\HOHPHQWDU\VFKRROLQ)DOVH&UHHN1RUWK7KH9DQFRXYHU6FKRRO
%RDUGKDVLGHQWLILHGWKHGHYHORSPHQWRIWKH,QWHUQDWLRQDO9LOODJH(OHPHQWDU\6FKRRODVWKHLU
WRSSULRULW\IRUDQHZVFKRRO,WVFRQVWUXFWLRQLVGHSHQGDQWRQWKHDYDLODELOLW\RISURYLQFLDO
IXQGLQJ
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0RYHPHQWDQG3DUNLQJ

7KHH[LVWLQJDUWHULDOURDGQHWZRUNLQ1()&ZLOOQHHGWRVHUYHWKHPDMRUHYHQWVLQWKHDUHDDV
ZHOODVDQ\QHZGHYHORSPHQW7KHUHDUHWLPHVZKHQVHYHUHFRQJHVWLRQZLOORFFXURQWKHURDG
QHWZRUNVXUURXQGLQJWKHVWDGLXPWKHDUHQDDQGWKHHDVWHUQSDUWRIGRZQWRZQWKDW
GHSHQGLQJRQWKHVL]HRIWKHHYHQW V FDQODVWIURPPLQXWHVWRDQKRXUDIWHUWKHHQGRI
WKHHYHQW V $VZHOO3DFLILF%RXOHYDUGFORVXUHVRFFXUWRWLPHVD\HDUPDLQO\RQ6XQGD\
PRUQLQJVWRDFFRPPRGDWHODUJHVFDOHUDFHVSDUDGHVRURWKHUHYHQWV*LYHQWKHUHTXHVWV
WKDWWKH&LW\UHFHLYHVWKLVFRXOGLQFUHDVHWRWRWLPHVSHU\HDU

:LWKUHVSHFWWRWUDIILFJHQHUDWHGE\QHZUHVLGHQWVDQGHPSOR\HHVWKHFDSDFLW\RIWKHURDG
QHWZRUNDQGWUDQVLWV\VWHPZDVUHYLHZHGIRUERWKWKHPRUQLQJDQGDIWHUQRRQSHDNWUDIILF
SHULRGV7KHDVVHVVPHQWZDVEDVHGRQWKHSURSRVHGPD[LPXPODQGXVHDQGGHQVLWLHVIRUWKH
DUHD:KLOHLWVKRZVWKHDUWHULDOQHWZRUNWREHDGHTXDWHWKHYROXPHRIWUDIILFZLOOUHTXLUH
WKDWWKHUHEHQRFXUEVLGHSDUNLQJDORQJ3DFLILF%RXOHYDUGDWOHDVWGXULQJSHDNWLPHV

7KHJHRPHWU\RI3DFLILF%RXOHYDUGULJKWRIZD\ZDVUHYLHZHGDQGDGMXVWPHQWVLGHQWLILHGWR
DOORZIRUKLJKTXDOLW\SXEOLFUHDOP LQFOXGLQJVWUHHWWUHHV F\FOLQJURXWHVDQGWKHIXWXUH
VWUHHWFDU7KHHVWLPDWHVRIGHYHORSPHQWSRWHQWLDOWRRNWKHVHULJKWRIZD\DGMXVWPHQWVLQWR
DFFRXQW

1RQDUWHULDOVWUHHWVZLOOQHHGWREHFUHDWHGZLWKLQVLWHVWRSURYLGHHQKDQFHGSHGHVWULDQ
FRQQHFWLRQVURXWHVWRSXEOLFWUDQVLWF\FOLQJFRQQHFWLRQVDQGDGHTXDWHYHKLFOHFLUFXODWLRQ
VSDFH([WHQVLRQVRI6PLWKH6WUHHW$EERWW6WUHHWDQG&DUUDOO6WUHHWZLOOEHUHTXLUHG
FRQVLVWHQWZLWKWKH2'3

,IWKH$UW*DOOHU\ORFDWHVLQ1()&DVLOOXVWUDWHGLQ)LJXUHWKHDOLJQPHQWIRUORFDOVWUHHWVZLOO
JHQHUDOO\QHHGWREHORRSVUDWKHUWKDQGHDGHQGVDQGZLOOQHHGWRLQWHUVHFWZLWK3DFLILF
%RXOHYDUGLQVDIHORFDWLRQVWDNLQJLQWRDFFRXQWH[LVWLQJEULGJHUDPSVDQGIXWXUHVWUHHWFDU
DOLJQPHQW6WDQGDUGP IW ZLGHULJKWVRIZD\ZLOOEHQHHGHGIRUQRQDUWHULDOVWUHHWV
,IWKH9DQFRXYHU$UW*DOOHU\GRHVQRWORFDWHLQ1()&IXWXUHGHYHORSPHQWVVRXWKRI3DFLILF
%RXOHYDUGZLOOUHTXLUHDVWUHHWFRQQHFWLRQEHWZHHQWKH3OD]DRI1DWLRQV$UHDEDQG&RQFRUG
$UHD&DVDQLPSRUWDQWFRPSRQHQWRIWKHIXQFWLRQDOLW\RIWKHWUDQVSRUWDWLRQQHHGVRIWKH
DUHD7KHHDVWZHVWVWUHHWFRQWLQXLW\DOORZVIRUJUHDWHUSHGHVWULDQELF\FOHYHKLFOHDQG
HPHUJHQF\DFFHVVWRWKHGHYHORSPHQWDUHDVLWPDLQWDLQVWKHVWUHHWJULGQHWZRUNDQGEORFN
OHQJWKVLQWKHGRZQWRZQDOORZVDFFHVVIOH[LELOLW\GXULQJ6SHFLDO(YHQWVLQWKH1()&DUHDDQG
UHGXFHVWKHQXPEHURIQHZWUDIILFLQWHUVHFWLRQVDORQJ3DFLILF%RXOHYDUG
7KH*HRUJLD3HGHVWULDQ/LQNDPDMRUSHGHVWULDQOLQNWKDWZRXOGDFFRPPRGDWHWKHFKDQJH
LQJUDGHIURP%HDWW\6WUHHWWR3DFLILF%RXOHYDUGDORQJWKHHDVWVLGHRI%&3ODFHVWDGLXPLV
DVVXPHGWREHSURYLGHGFRQVLVWHQWZLWKWKH2'3 LQFOXGHGLQWKH2FWREHU%&3ODFH
6WDGLXP2'3$PHQGPHQWV 

,QWHUPVRISDUNLQJLWZDVDVVXPHGWKDWWKHUHGXFHGSDUNLQJUHTXLUHPHQWVFXUUHQWO\XQGHU
FRQVLGHUDWLRQIRUWKHGRZQWRZQSHQLQVXODZRXOGDSSO\2'3UHTXLUHPHQWVIRUDWRWDORI
VWDGLXPSDUNLQJVSDFHVLQWKHVWDGLXPDUHDZLOOUHPDLQDVLV
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3DUNLQJIRUQHZGHYHORSPHQWVZLOOQHHGWREHSURYLGHGRQVLWHDVQRUPDO+RZHYHUZKHUH
WKHUHDUHVLWHFRQVWUDLQWVWKDWPDNHLWGLIILFXOWWRSK\VLFDOO\DFFRPPRGDWHRQVLWHSDUNLQJ
RIIVLWHSDUNLQJDJUHHPHQWVIRUVWDOOVRQQHDUE\VLWHVZRXOGEHLQYHVWLJDWHGLQDFFRUGDQFH
ZLWKWKH3DUNLQJ%\ODZ


8WLOLWLHV

7KHH[LVWLQJ&LW\VHZHUDQGZDWHUPDLQVLQWKHURDGQHWZRUNRI1RUWKHDVW)DOVH&UHHNZLOO
FRQWLQXHWRVHUYHWKHXWLOLW\QHHGVRIWKHIXWXUHGHYHORSPHQWEXLOGRXWRI1()&7KHH[LVWLQJ
FDSDFLW\RIVHZHUDQGZDWHUPDLQVZHUHEDVHGRQWKHRYHUDOODQWLFLSDWHGGHYHORSPHQW
GHQVLWLHVDQGODQGXVHVFRQWDLQHGZLWKLQWKHH[LVWLQJ2IILFLDO'HYHORSPHQW3ODQ%DVHGRQWKH
SURSRVHGLQFUHDVHRIWKHUHVLGHQWLDODQGQRQUHVLGHQWLDOODQGXVHVUHVXOWLQJIURPWKH1()&
+/5WKHH[LVWLQJXWLOLWLHVZHUHHYDOXDWHGDQGDUHDQWLFLSDWHGWRKDYHWKHUHTXLUHGFDSDFLW\
)XUWKHUXWLOLW\HYDOXDWLRQVZRXOGEHFRPSOHWHGDWWKHUH]RQLQJVWDJHRIHDFKGHYHORSPHQW
VLWHDQGDQ\UHTXLUHGXWLOLW\XSJUDGHVZRXOGEHVHFXULQJWKURXJKWKHUH]RQLQJSURFHVV7R
VHUYHWKHVLWHVSHFLILFXWLOLW\QHHGVRIWKHGHYHORSPHQWEXLOGLQJVWKHQHZLQWHUQDOURDG
QHWZRUNVZLOOEHXWLOL]HGIRUWKHVHVHUYLFLQJQHHGV

3ULYDWHRUUGSDUW\XWLOLWLHVVXFKDV+\GURJDVGLVWULFWKHDWSKRQHFDEOHHWFZRXOGEH
FRPSOHWHGDVSDUWRIWKHEXLOGRXWRIWKHGHYHORSPHQWDQGDQ\UHTXLUHGXSJUDGHWRH[LVWLQJ
IDFLOLWLHVZRXOGEHVHFXUHGWKURXJKWKHUH]RQLQJSURFHVV


+RXVLQJ

$VEDFNJURXQGLQIRUPDWLRQIRUWKHSUHSDUDWLRQRIWKHVHSROLF\GLUHFWLRQVVWDIIUHYLHZHGD
YDULHW\RIKLJKULVHUHVLGHQWLDOEXLOGLQJVLQDUDQJHRIORFDWLRQVUDQJLQJIURPQHDUE\WKH
*UDQYLOOH(QWHUWDLQPHQW'LVWULFWVRPHDGMDFHQWWRWKH&HQWUDO%XVLQHVV'LVWULFWDQGRWKHUVLQ
WKH)DOVH&UHHN1RUWKZDWHUIURQWQHLJKERXUKRRG7KHGHPRJUDSKLFWUHQGVLQGLFDWHGLQWKH
²&HQVXV·VZHUHDOVRHYDOXDWHG7KLVLQYHVWLJDWLRQUHVXOWHGLQWKHIROORZLQJ
REVHUYDWLRQV

• 0RUHWKDQRIXQLWVLQDOPRVWDOOEXLOGLQJVUHYLHZHGKDGWZRRUPRUHEHGURRPV
HYHQWKRXJKWKHPDMRULW\RIEXLOGLQJVZHUHQRWLQDUHDVZKHUHWKH&LW\UHTXLUHGWKDW
RIWKHXQLWVEHRIWKLVVL]HRUODUJHU
• 7KHUHDUHPRUHIDPLOLHVZLWKFKLOGUHQLQWKHZDWHUIURQWQHLJKERXUKRRGVDQGJHQHUDOO\
IHZHUIDPLOLHVZLWKFKLOGUHQLQDUHDVVXFKDV'RZQWRZQ6RXWK7KHVHDUHWKHVWDWLVWLFV
IRUWKHRIKRXVHKROGVZLWKFKLOGUHQ
o )DOVH&UHHN1RUWK²
o 'RZQWRZQ6RXWK²
o &LW\*DWH²
o 7ULDQJOH:HVW²
o *UDQYLOOH6ORSHV²
• 7KHPRVWLPSRUWDQWIDFWRULQHQVXULQJDGHTXDWHRQVLWHDPHQLWLHVIRUDYDULHW\RI
KRXVHKROGVLVDODUJHDPHQLW\URRPDGMDFHQWWRDODUJHIXQFWLRQDOFRPPRQRXWGRRU
VSDFH7KHVHKDYHEHHQSURYLGHGLQDOPRVWDOOUHFHQWO\DSSURYHGKLJKULVHUHVLGHQWLDO
EXLOGLQJV
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7KHSUHVHQFHRIDQHOHPHQWDU\VFKRROLVDNH\IDFWRULQZKHWKHUDIDPLO\ZLWKFKLOGUHQ
FKRRVHVWRPRYHWRRUVWD\LQDQDUHD7KHGHYHORSPHQWRIDVFKRRODW,QWHUQDWLRQDO
9LOODJHLVGHSHQGDQWRQSURYLQFLDOJRYHUQPHQWIXQGLQJ


$FRQWLQXLQJGLOHPPDIRUIDPLOLHVZLWKFKLOGUHQFKRRVLQJWROLYHLQKLJKGHQVLW\
QHLJKERXUKRRGVLVWKDWODUJHUDSDUWPHQWV ZLWKRUPRUHEHGURRPV DUHQRWDIIRUGDEOHIRU
PRVWIDPLOLHV+RZHYHUWKH'LUHFWLRQVFDOOIRUWKHSXUVXLWRIDOWHUQDWLYHVVXFKDVDSDUWPHQWV
ZLWKVHFRQGDU\VXLWHVUHQWDODSDUWPHQWVDVZHOODVDEURDGPL[RIXQLWVL]HVDQGRQVLWH
DPHQLW\VSDFHVDQGRSHQVSDFH
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H[FOXGLQJIORRUVSDFHZLWKLQ%&3ODFHDQG*03ODFH 

:LWK9DQFRXYHU$UW*DOOHU\ VTIW 
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ϯ͘ůƚŚŽƵŐŚŽƵƚƐŝĚĞŽĨƚŚĞ,>Z^ƚƵĚǇƌĞĂ͕ƚŚĞĨƵƚƵƌĞƵƐĞŽĨƌĞĂϱďtĞƐƚŝƐĂĚĚƌĞƐƐĞĚŝŶƚŚĞŝƌĞĐƚŝŽŶƐĂŶĚŝŶĐůƵĚĞĚŝŶƚŚĞ
ƚĂďůĞƐĂďŽǀĞ͘
ϰ͘Ύ͞ƵƌƌĞŶƚ͟ŵĞĂŶƐKWŽƌǌŽŶŝŶŐĂƚƐƚĂƌƚŽĨ,>Z͘
ϱ͘ΎΎŵĞĂŶƐĨůŽŽƌƐƉĂĐĞŝŶŶƚĞƌƉƌŝƐĞ,Ăůů
ϲ͘͘ΎΎΎĨůŽŽƌƐƉĂĐĞĂůůŽǁĂŶĐĞŝŶKWƌĞƐŝĚĞƐŽŶƌĞĂϱď͗ĂƐƐŝŐŶĞĚƚŽϱďĂƐƚ͘
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/DQG5HTXLUHPHQWVIRU3XEOLF8VHLQ1()& 2ZQHU 
$UHDE &DQDGLDQ
$UHDF6RXWK
0HWURSROLWDQ3URSHUWLHV 
&RQFRUG3DFLILF 






1HZ5HTXLUHPHQWV :LWK9$*
:LWKRXW9$* :LWK9$*
:LWKRXW9$*
9$*VLWH
/DUJH&LYLF
1RUWK3RUWLRQRI 6PDOO3OD]D
+/5'LUHFWLRQV 


2SHQ6SDFH


/HVV$GMXVWPHQWV QLO
1HW1HZ

5HTXLUHPHQWV
VTIW

3OD]D

QLO

9$*6LWH 


9$*IRUHFRXUW


&LYLF3OD]D




  
VTIW VTIW
QLO


1RWH

7KHZHVWPHWUHVRIWKHPHWUHZLGH&DUUDOO6WUHHW5LJKWRIZD\DGMDFHQWWR$UHDF6RXWKZDV
LQFOXGHGLQWKHVLWHDUHDIRU$UHDF6RXWKWRFRPSHQVDWHIRULPSDFWVUHODWHGWRUHTXLUHPHQWVIRU
SXEOLFRSHQVSDFHDQGWKH$UW*DOOHU\7KHIHDVLELOLW\RIWKLVODQGVZDSZLOOQHHGWREHH[SORUHGZLWK
&RQFRUGDQGWKH3URYLQFHDVVRLOUHPHGLDWLRQDJUHHPHQWVPD\EHDIIHFWHG

,QDGGLWLRQWRWKHQHZRSHQVSDFHUHTXLUHPHQWVLQDOOFDVHV&RQFRUG3DFLILFLVUHTXLUHGWRSURYLGH
WKHH[WHQVLRQRI&UHHNVLGHSDUNLQFRQMXQFWLRQZLWKWKHGHYHORSPHQWRI$UHDF7KHSDUNH[WHQVLRQLV
DSSUR[LPDWHO\DFUHVLQVL]H VTIW ZLWKWKHILQDOVL]HWREHFRQILUPHG

7KHUHLVDWUHHGDUHDRIDSSUR[LPDWHO\VTIWRQWKHZDWHUVLGHRIWKHZDONZD\ELNHZD\RQ
DUHDE7KLVSLHFHRIWKHVLWHKDVQHLWKHUEHHQSURSRVHGIRUGHYHORSPHQWQRULQFOXGHGLQRSHQVSDFH
SODQQLQJWRGDWH,WFRXOGEHDIIHFWHGE\IXWXUHDGMXVWPHQWVWRWKHVKRUHOLQHRULPSURYHPHQWVWRWKH
ZDONZD\ELNHZD\URXWH)XWXUHZRUNZLOOGHWHUPLQHLILWLVIHDVLEOHWRLQFOXGHLWLQWKHRSHQVSDFH
V\VWHPIRU1()&
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Northeast False Creek High Level Review
2009 PUBLIC OPEN HOUSE RESPONSE TO PROPOSED DIRECTIONS

APPENDIX B
Oct. 06/ 2009

INTRODUCTION
The City of Vancouver has held two rounds of public open houses to discuss the
proposed Directions for Northeast False Creek (NEFC). The total attendance at the 5
sessions was approximately 1000 people. Many attendees attended both a January and
a September session. The display materials and public response forms were also made
available on the City website.
A total of 240 response forms were received during the 1st round of open houses
(January 25 and 26, 2009). The results of the January open houses were included in a
report to City Council in June 2009. The second round of open houses were held on
September 20th, 21st, and 23rd, 2009. A total of 196 response forms were received in
September 2009.
This appendix focuses on the public response received in September 2009. Where
possible, comparisons to responses provided in January are provided. Table 2 provides
the detailed results of the January open houses.

JOB SPACE
Providing a major component of ‘job space’ in Northeast False Creek (NEFC)
was supported.
The majority of respondents, 75%, supported the retention of ‘job space’ in NEFC.
There was a desire to see more restaurants and local services in NEFC.
There were concerns regarding the traffic impacts of commercial development.
Comparison to January Open Houses: Support for “job space” was slightly higher at
the January 2009 Open Houses where 84% of respondents supported a major
component of job space in NEFC.

OPEN SPACE
Large events, performances and active recreation were supported.
Everyday activities were strongly supported.
Regarding the proposed new public spaces in NEFC, the majority of respondents
supported:
o Large events such as marathons and dragon boat festivals (82%),
o Performances such as plays and music (84%)
o Active recreation such as basketball, BMX and tennis (78%)
A very strong majority of respondents supported everyday activities such as picnicking,
markets and café seating (92%).
There were concerns regarding the proposed overall quantity of open space in NEFC.
There was a desire to maintain the celebration/ citywide destination role of area.
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CRITERIA FOR EVALUATING PROPOSALS TO RESHAPE CREEKSIDE PARK
Opposition and other concerns were raised regarding the proposal to
reshape Creekside Park
Note: Public Response Forms asked respondents to provide qualitative comments on the proposal to
reshape Creekside Park. The option to indicate a particular opinion or level of support for the idea of
park reshaping was not provided.

One third of the comments expressly indicated opposition to the proposal to reshape
the Creekside Park Expansion (33% of comments).
There were concerns regarding the proposal for towers on the park site and concerns
about potential view impacts (25% of comments).
There were concerns regarding the functionality of the park (10% of comments).
There were some respondents whose comments explicitly supported the proposed
reshaping of the Creekside Park Extension (11% of comments).

RESIDENTIAL SPACE
Although there was support for residential in NEFC, the majority of
respondents did not support the proposal for about 4 million sq. ft.
-

16% of respondents supported the proposal for up to 4 million sq. ft.
21% of respondents supported between 2 and 3 million sq. ft.
29% of respondents supported less than 2 million sq. ft.
7% of respondents supported over 4 million sq. ft.
25% of respondents did not support any residential in NEFC.

There were concerns regarding the existing population load on open spaces and
amenities in False Creek North.
There were concerns regarding the livability of units given the entertainment,
celebration and stadium role of NEFC.
Comparison to January Open Houses: Support for residential space was slightly
higher at the January 2009 Open Houses where:

-

30% of respondents supported up to 4 million sq. ft.
24% supported between 2 and 3 million sq. ft.
24% supported less than 2 million sq. ft.
4% supported over 4 million sq. ft.
15% did not support any residential in NEFC.
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PUBLIC BENEFITS
There was substantial support for almost all of the elements of the proposed
Public Benefits Package. Some elements, such as affordable and market
rental housing, were supported by just over 50%.
The Civic Plaza with Performance and Event Capability received support from
most respondents (85%).
Improvements to movement and public spaces were supported by most
respondents:
- Georgia Pedestrian Link (86%)
- Pacific Blvd. Upgrades (81%)
- Carrall St. Greenway (88%)
- Additional Waterfront Public Spaces (87%)
The amenities to serve new residents were supported by most respondents:
- 2 Childcare Centres (76%)
- Family Place & After School Care (74%)
- Youth Recreation Space under the Viaducts (75%)
- Upgrades to Existing False Creek North Parks and Open Spaces (85%)
- Renewal of the Vancouver Aquatic Centre (62%)
- A Contribution to the Vancouver Public Library (60%)
Public benefits that serve broader city needs were supported by a majority of
respondents:
- Affordable Housing (53%)
- Market Rental Housing (57%)
- Heritage Building Support (60%)
Respondents also provided suggestions for other public benefits that were not listed as
choices on the Public Response Form. The most popular suggestions were:

-

Support for Transit/ Streetcar
Non-motorized boating facilities
Support for The Vancouver Art Gallery

OTHER COMMENTS
Respondents were asked to provide comments on any additional issues that they felt
should be considered in the Planning of NEFC. The most popular issues include:
- A desire for more variety in the form of new developments in NEFC
- A desire to restrict height in NEFC
- A desire to focus on quality/ innovative design
- Concerns regarding crime in the area
- A desire to for sustainability in NEFC
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Table 1: Summary of SEPTEMBER 2009 Open House Comments

6

19%

Neutral

Large Events

46%

36%

15%

3%

Performances
Everyday
Activities
Active
Recreation

46%

38%

14%

3%

74%

18%

7%

1%

43%

35%

19%

3%

Maximize Public
Waterfront

Not Important

Expedite Park

Somewhat
Important

Maximize Park Size

Very
Important

What is your opinion about the
proposed criteria that would be used
to evaluate any proposal to reshape
Creekside Park and the adjacent
development sites?1.

33%

25%

11%

10%

7%

4%

4%

Up to 4
mil. Sq.
Ft.

2 - 3 mil. Sq.
Ft.

< 2 mil.
Sq. Ft.

Over 4
mil.
Sq. Ft.

0 Sq.
Ft.

Don't
Know/
Neutral

16%

21%

29%

7%

25%

3%

What is your opinion about including a major
component of residential development?

What is your
opinion about the
elements included
in the proposed
public benefits
package?

6%

Consider Functionality
& Synergy with Other
Public Spaces

5

75%

Support Reshaping
Park

4B

How important is it that
the new public open
space(s), excluding the
Creekside Park Extension,
in NEFC be designed to
host:

Oppose & Strongly
Oppose

No Towers/ Do not
Block Views

4A

What is your opinion about including a major
component of “job space” (a minimum of 1.8
million sq. ft. of floor area) in the NEFC area?

Neutral/ Don't Know

Disagree w/ Proposal

3

Support
&
Strongly
Support

Affordable Housing
Market Rental Housing
Heritage Building
Support
Civic Plaza
Georgia Ped. Link
Pac. Blvd.
Carrall G Way
Waterfront Spaces
2 Childcare Cntrs.
FamilyPlace
UnderViaducts
Existing FCN Spaces
VAC
VPL

Support & Strongly
Support
53%
57%

Neutral/ Don't
Know
12%
16%

Oppose & Strongly
Oppose
35%
27%

60%

17%

23%

85%
86%
81%
88%
87%
76%
74%
75%
85%
62%
60%

10%
9%
13%
9%
6%
14%
15%
10%
9%
27%
27%

5%
5%
6%
3%
7%
10%
12%
15%
6%
11%
13%

1

Note: Public Response Forms asked respondents to provide qualitative comments on the proposal to
reshape Creekside Park. The option to circle a particular opinion or level of support was not provided.
Percentages in the above table reflect the percent of total comments collected for question 4B.
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Table 2: Summary of JANUARY 2009 Open House Comments

2A

2B

3A

3B

3C

4A

5A

5B

2

What is your opinion about including a major
component of "job space" (a minimum of 1.8
million sq.ft. of floor area) in the NEFC
area? (Note: Job space includes office,
retail, service, hotel, cultural, institutional
etc.)

What is your opinion about including
additional major public attraction(s) such as
the Vancouver Art Gallery, casino, etc. in
NEFC area?

What is your opinion about including a Civic
Plaza in NEFC? (see display boards for
illustration and description)

What is your opinion about the size of the
Civic Plaza at 35,000 sq.ft.? (For
comparisons to other public gathering
spaces in Vancouver see additional
information on the display boards)

What is your opinion about using the space
under the Georgia Viaducts east of Carrall
Street for recreational activities such as
basketball, BMX bike riding and roller
hockey?

What is your opinion about including a major
component of residential development (up to
4 million sq.ft. of floor area) in the NEFC
area?

What is your opinion about including
affordable housing as part of the
development in NEFC? (defined on display
boards)

What is your opinion about including modest
market housing as part of the development
in NEFC (defined on display boards)

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

84%

9%

7%

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

82%

8%

9%

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

86%

6%

7%

Too big

Good size

Too Small

Neutral/Don't
Know

5%

44%

30%

21%

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

84%

11%

5%

Support 4 mil. Or
2
Higher

Support
Residential,
But Less
than 4 mil.

Do Not
Support any
Residential

Neutral/Don't
Know

34%

48%

15%

4%

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

64%

12%

24%

Support &
Strongly Support

Neutral/
Don't Know

Oppose &
Strongly
Oppose

66%

16%

19%

Only 4% of the respondents supported over 4 million sq. ft. of residential.
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