
  
 

 

IN CAMERA 
 
 

ADMINISTRATIVE REPORT 
 

 
 Report Date: March 22, 2019 
 Contact: Jerry Evans 
 Contact No.: 604.873.7430 
 RTS No.: 12734 
 VanRIMS No.: 08-2000-21 
 Meeting Date: April 2, 2019 
 
 
TO: Vancouver City Council 

FROM: General Manager of Real Estate and Facilities Management (REFM) and 
the General Manager of Arts, Culture and Community Services 

SUBJECT: Proposed Child, Youth and Family Social Service Hub (Kaslo Hub) at City-
owned Property located at 2780 East Broadway 

IN CAMERA RATIONALE 
 
This report is recommended for consideration by Council on the In Camera agenda as it relates to 
Section 165.2(1) of the Vancouver Charter: (e) the acquisition, disposition or expropriation of land 
or improvements if the Council considers that disclosure could reasonably be expected to harm the 
interests of the city.  
 

RECOMMENDATION  
 

A. THAT Council approves the following lease agreements for a portion of City-owned 
premises (the “Premises”) situated at 2780 East Broadway Street, legally described 
as PID: 009-551-581, Lot 2 South ½ of Section 35, Town of Hastings Suburban 
Lands Plan 9744 (see Appendix "A"): 

 
i) a lease (the “Ministry Lease”) between the City and the Ministry for Children 

and Family Development ("MCFD"): 
 

Premises: Rentable area of approximately 9343 square feet 
(“MCFD Premises”). 

Use: Social & Community Service Centre & Ancillary Office. 

Term: Ten (10) years. 
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REPORT SUMMARY  
 

The purpose of this report is to report back to Council on the progress of the proposed 
Child, Youth and Family Social Service Hub (HUB) at 2780 East Broadway and to seek 
Council approval on: 
 

i) Lease Terms – negotiated terms for the Ministry Lease, the Co-Op Lease, 
and the WCCRC Lease are shown in Appendix “B”; 

 
ii) Terms for other Project Agreements - no project agreements with other 

parties were required as REFM Facilities Planning and Development 
assumed the project management duties originally intended to be provided 
by the Province; and 

 
iii) Detailed Project Costing - the City’s original financial contribution of 

for 28,025 square feet has evolved to  for 38,062 square feet of floor 
area with an added scope to include a complete upgrade of building systems 
for better energy performance and a reduction in greenhouse gas (GHG) 
emissions.  

 
The HUB will be home to child and youth serving agencies that receive funding from the 
City’s social grants in a unique co-working model that aligns with Healthy City Strategy 
goals to promote safety, inclusion and connectedness between individuals and 
communities with reconciliation as a focus. 
 
The HUB will occupy approximately 38,062 square feet (the entire upper floor) of a City-
owned two-level multi-tenant building located at 2780 E. Broadway for a term of twenty (20) 
years. Occupancy is projected to be May 2020. Commencement is 90 days after notice 
from the City that the Premises will be ready for occupancy.  The proposed Rent for a 20 
year Term is approximately , net of tenant improvement repayments, plus GST.  
Rent will be credited to the PEF.   

 

COUNCIL AUTHORITY/PREVIOUS DECISIONS  
 

In 2014, Council adopted the Healthy City Strategy and in 2015, the first four-year Healthy 
City Action Plan was adopted. City of Reconciliation objectives align with and reinforce 
Healthy City goals and targets, which promote safety, a sense of inclusion and building 
connections between individuals and communities. 
 
The Director of Real Estate Services, Associate Directors of Real Estate Services, or 
Supervisor of Property Negotiations can execute Licence Agreements, Month to Month 
Leases, Offers to Lease, and Leases (a “Commercial Lease”), where the City is either the 
lessor or lessee, or licensor or licensee, where the total rental or license fee value is less 
than $750,000 and the term (including renewal options) is no more than ten (10) years. 
 
Further, the General Manager of Real Estate and Facilities Management or the Director of 
Finance can approve the material terms of each Commercial Lease, which, in cases where 
the City is the licensee or lessee, may include a commercially reasonable indemnity in 
favour of the licensor or lessor. The total rental value and term of each Lease exceeds the 
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total value of $750,000 and term of 10 years which can be approved by the General 
Manager of Real Estate and Facilities Management or the Director of Finance, and the 
Leases are therefore submitted to Council for approval.  
 
Council Report RTS 11616 (see Appendix “C”), dated September 20, 2016, authorized the 
Directors of Real Estate Services and Facilities Planning and Development to proceed with 
the detailed planning and costing of the Hub renovations, to negotiate leases with the 
Province of British Columbia (on behalf of MCFD) and with the Co-Op, to negotiate such 
other agreements as may be required to facilitate the renovation including securing the 
Province’s financial commitment, and that staff report back and seek Council approval of 
the following: 
 

i) terms for the Ministry Lease and the Co-Op  Lease; 

ii) terms of any Project Agreements; 
iii) detailed project costing including the City’s contribution; and 
iv) any other matters requiring Council approval to proceed with the project. 

 

CITY MANAGER'S/GENERAL MANAGER'S COMMENTS  
 

The General Manager of Real Estate and Facilities Management and the General Manager 
of Community Services RECOMMEND approval of the foregoing recommendation. 

 

REPORT  
 
Background/Context  
 

Following Council’s approval of this project in September, 2016, for a 28,025 square feet 
social service hub at a financial contribution of , the project has evolved to 38,062 
square feet (the entire upper floor) and includes full hazardous materials abatement, full 
upgrade of mechanical and electrical systems, replacement of existing exterior windows 
and exterior wall upgrades. The increase in floor area is a result of changes to existing 
building occupancy freeing up an additional 10,037 square feet for redevelopment, with 
WCCRC taking 5748 square feet and the remainder allocated to MCFD and the Co-Op. 
Other costs associated with this project include seismic upgrade at  and parking re-
surfacing in the front and back of the building at . 
 
When this project was first brought to Council in September 2016, it was contemplated that 
the Province would manage the project and therefore, that additional Project Agreements 
would be required.  However, it has since been determined that this building renewal 
project will be managed by the City through Real Estate and Facilities Management 
(REFM). Planning, design and detailed costing began in June, 2018 with Chernoff 
Thompson Architects (CTA) as the prime consultant.  The Class A cost estimate completed 
by CTA, dated February 6th, 2019 is summarized in the following financial section of this 
report.  An increase in the project per square foot construction cost is due to several factors 
beyond the increase in additional rentable area and includes a construction cost escalation 
and an increase in scope of base building upgrades.   
 

s.17(1)
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The City’s revised overall project and building net investment totals , net of MCFD, 
Co-Op and WCCRC tenant improvement repayments. 
 

Strategic Analysis  
 

In determining the viability of the proposed building renewal and lease, staff: 

• consider the asset condition and need for base building renovations; 

• compare the achievable market rental rates with and without the Hub; and 

• assess the overall impact in achieving the PEF’s financial objectives.   

Base building, parking lot resurfacing and seismic upgrade costs are necessary as end-of-
life capital replacements and/or life safety, regardless of tenancy.   
 
In addition to the core tenants set out in RTS 11616, the inclusion of WCCRC in the Hub 
supports a number of council priorities. WCCRC is a community-based non-profit 
organization that provides information, referrals, training and resources to families, 
individuals and organizations who are seeking the best child care and early learning. This 
includes: 

• consultation and guidance to government, researchers and other organizations 
to promote and support excellence in early care and learning in BC; 

• courses, workshops and seminars for professionals, parents and caregivers; 
and 

• public access to Westcoast Early Learning Library (WELL), a collection of more 
than 12,000 loanable early learning resources.  

Major funding for programs and projects offered by WCCRC are provided by Ministries of 
the Province of British Columbia and by the City of Vancouver. 
 
The terms of the Ministry Lease, the Co-Op Lease, and the WCCRC Lease are detailed in 
Appendix “A”. Rent for the upper floor with the renovation would increase from the current 

 to almost  per year.  This project will achieve a rate of return of 
approximately   Over the twenty (20) year term, the Rent will be approximately 

, net of Tenant Improvement repayments.  The Rent will be credited to the PEF.  
 
It is staff’s conclusion that not only does the project have a stabilizing impact for ongoing 
delivery of social services in the community; it meets the financial objectives of the PEF 
and provides a key income producing PEF asset with a needed revitalization.   

 
 
Implications/Related Issues/Risk (if applicable)  
 
Environmental  
 

The following objectives will be met upon completion of the project: 

• Improved health and safety: total hazardous materials abatement of the entire 
second floor; 

s.17(1
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Table 1 shows a project per square foot rate increase of ~  over the original 
budget.  This increase is a result of the following: 

• Escalation of construction services by ~12% over the last 2 years.

• Full upgrade of the mechanical and electrical systems will be done together with
an improved exterior building envelope (more energy efficient windows and
better insulated walls) to achieve energy savings and aim to fulfill the City’s goal
of reduced GHG emissions.

• The extent of hazardous materials in the building was significantly greater than
originally assumed.

The City’s initial financial outlay will be . MCFD will within 30 days of project 
completion pay the entire Tenant improvement cost for the construction of its Premises as 
well as its proportionate share of construction costs for the Shared Use Area estimated to 
be . The total City outlay will be .  

In support of these lease transactions and building upgrades,  in Tenant 
Improvement and Capital Costs (including parking resurfacing) and an additional  for 
seismic upgrading were approved in the 2019 PEF Capital Budget. The budgeted amounts 
cover the projected Class A total project and building cost initial estimated outlay of  

As part of the lease and included in rent, the Co-Op and WCCRC will receive a tenant 
improvement allowance to partially fund the design and construction of improvements 
within their Premises and their proportionate share of the Shared Space.  Actual costs in 
excess of the Tenant Improvement Allowance will be loaned by the City to the Co-Op and 
WCCRC and repaid over the first 10 years of the lease at a rate of interest per annum, 
in the form of additional monthly rent.  This excess amount is estim d to be  for the 
Co-Op and  for WCCRC. The City’s total project and building investment totals 

, net of tenant improvement repayments. 

The subject site is held in the PEF as an investment property – in that the net income 
generated from the market tenancies at the building are used to acquire new PEF assets, 
fund capital maintenance investments elsewhere in the portfolio and/or contribute to the 
annual dividend that the PEF generates.  This transaction is accretive to the building 
income, the entire commercial portion of the PEF, and also to the PEF itself.  The interest 
charged on the recoverable Tenant Improvements adds to the return that the PEF will 
generate over the next 20 years at this site.   

s.17(1)
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CONCLUSION 

The Director of Real Estate Services is of the opinion that the rents negotiated are 
representative of current market rental value for the type, location and age of the building. 

The Director of Facilities Planning and Development is of the opinion that project costs are 
representative of the extent of work required to upgrade and improve this City asset for the 
next 20 years. 

The General Manager of Arts, Culture and Community Services is of the opinion that the 
Hub project supports a number of council priorities to ensure residents of Vancouver have 
access to a strong co-located network of social services needed to ensure children have a 
Good Start in life as outlined in the Healthy City Strategy. 

* * * * *
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HUB PLAN: 
Upper Floor Area 

















D



D




