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Future of False Creek South: Advancing a Conceptual
Development Plan and Addressing Lease Expiries

Presented to Vancouver City Council

October 21, 2021
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The opportunity

With leases on City land expiring in the next 15-25 years, Council has the opportunity to consider a 21st century renewal of the 

original vision for False Creek South established in the 1970s … including 80 acres of land under the stewardship of the City, 

prime waterfront land that could be leveraged via renewal over next several decades to substantially advance Council’s policy 

objectives, while at the same time respecting the existing community and tenants on City land.
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To discuss today

1. Purpose 

2. The False Creek South neighbourhood

3. Public engagement findings

4. Recommended conceptual development plan

5. Working with the False Creek South neighbourhood

6. Next steps
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1.
Purpose
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Purpose of today’s Council report

 Seek Council direction for the GM, REFM to present the 
recommended conceptual development plan 
to GM, PDS, to inform an application for a comprehensive 
land use policy planning exercise that would involve all 
relevant City departments and a broad/robust public 
engagement 

 Engagement to include appropriate consultation with the 
community and other key stakeholders, and consultation 
with the Musqueam, Squamish and Tsleil-Waututh
Nations
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Landowner

→ Provide stewardship 
for FCS lands on 
behalf of Vancouver 
residents and 
businesses

→ Plan and execute any 
development and/or 
redevelopment work

The City’s four roles vis-à-vis the False Creek South lands

Policy-maker/
infrastructure manager

→ Set and apply 
policies, e.g., 
housing, sea level 
rise, social/cultural/ 
recreational 
amenities

→ Build and maintain 
public infrastructure, 
e.g., roads, sewers, 
water, parks

Regulator

→ Undertake all 
relevant community 
planning, zoning and 
permitting 

→ Enforce regulatory 
compliance

Landlord

→ Manage ~ 730 leases
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2.
The False Creek South neighbourhood
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The False Creek South neighbourhood
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The evolution of False Creek South

CIRCA 1970s TODAY 2030 →
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The False Creek South basin

Source: www.greenroofs.com

WEST: SENAKW

NORTH: NORTHEAST FALSE CREEKWEST: MOLSON’S SITE Source: www.greenroofs.comEAST: OLYMPIC ATHLETE’S VILLAGE

FALSE CREEK SOUTH SOUTH: BROADWAY PLAN
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City’s leases and tenancy types in False Creek South
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Residential leasehold strata: 12 buildings, 669 
units, 669 leases · Commercial leasehold strata: 
48 units, 48 leases
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Floating co-op: 1 marina, 55 live aboard, 1 lease Community care facilities: 140 units, 2 buildings, 
2 leases

Co-ops: 7 buildings, 517 units, 7 leases

Non-market rentals: 4 buildings, 319 units, 4 
leasesMarket rental: 2 buildings, 150 units, 2 leases

City provides stewardship of 80% of 
the land in False Creek South, by area

5,500
residents in all of FCS

1,800 + 1,300
residential units on City land+

on third-party owned land

735
leases on City land

1.3 FSR
All of False Creek South

– approximate figures, refers to City land only –
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Organisations representing the False Creek South neighbourhood

• Mandate. Represents the 
interests of FCS with the City of 
Vancouver

• Represents. Elected body with 
representatives from all of the 
housing co-operatives and strata 
enclaves in the area, units on 
leased City land, freehold and 
non-profit housing societies

• Mandate. Address issues 
associated with uncertainty over 
tenure for co-ops, stratas and 
non-profits; create a dialogue 
with the City to establish a 
process to preserve/ enhance 
the FCS community beyond lease 
end, enabling the community to 
evolve and diversify in a way 
that is sustainable for existing 
residents and the City

• Represents. Sub-committee of 
the FCSNA

• Mandate. Represents subset of 
strata leasehold lessees in 
negotiating lease extensions 
with the City … technically, can 
block members from negotiating 
their own deal with the City, but 
cannot compel them to agree to 
any deal the SLS endorses

• Represents. 464/669 residential 
strata leasehold lessees (69%, at 
March 2021)

Also referred to as the 
RePlan Bargaining Agency
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Over next few weeks …

• GM, RFM to initiate a 
formal lease 
negotiation process 
with RePlan’s Strata 
Leasehold Society

• GM, ACCS to initiate 
lease extension/ 
redevelopment 
discussions with co-op 
leadership and non-
market housing 
operators
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3.
Public engagement findings



SLIDE 15

Two public surveys, same questions

Talk Vancouver online,
~ 4,000 people

Representative survey,
~ 800 people

• Open to all Vancouver 
residents and False 
Creek South business 
owners from February 
1-28, 2021

• 3,944 completed 
surveys

• ~ 28% of respondents 
from False Creek 
South

• Data is not weighted 
to reflect Vancouver’s 
population

• Online survey 
conducted of 
Vancouver residents 
by Leger Research 
in January 2021

• 800 completed 
surveys

• Data is weighted to 
reflect Vancouver’s 
population by age, 
gender, geographic 
sub-region, and visible 
minority status

January/February 2021 citywide public engagement, future of FCS
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Citywide public engagement, key findings

2.
Broad support for 

increased housing/ 
density

3.
Prioritise family 

housing, accessible 
and adaptable 
housing, and 

purpose-built rental

1.
False Creek South 

residents want their 
leases extended

4.
Environmental and 
social ranked most 
important policy 

priorities

5.
Develop vacant 

lands first, phased 
approach that 

minimises 
disruption to the 
neighbourhood, 

using proceeds of 
development of 

market units to fund 
non-market housing
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4.
Recommended conceptual development plan



SLIDE 18

City-led community planning process 
started and subsequently paused in 2018.

led community planning process 
started and subsequently paused in 2018.

Approved by Vancouver City Council May 2018

SLIDE 18

City-led community planning process 
started and subsequently paused in 2018.
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2018 Provisional Resident
Protection and Retention Plan

• Phased plan

• Replacement and return 
guidelines for each tenure 
type, with more protection 
for non-market and co-op 
tenants

• All units get assistance 
relocating to outside False 
Creek South
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• Citywide methodology for co-op housing lease renewals on City land, approved by Council July 2021 
(“Methodology for Co-operative Housing Lease Renewals”)

• False Creek South identified as a near-term phased large redevelopment site

• Co-ops lease renewal terms to align with overarching large site redevelopment plan

• City to enter formal lease extension negotiations/redevelopment discussions with co-ops in Q4-2021

Important interplay between co-op lease renewals and FCS planning

Co-ops
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Key considerations, inputs and dependencies
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Existing neighbourhood, looking north
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Market rental

Tenancy mix, current neighbourhood

– FSR figures excludes parks, open space and streets –
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Current
neighbourhood

→ 1,850 housing 
units

→ 1.3 FSR

Four conceptual development plan options evaluated

Mixed rental and
co-op option

→ 6,200 housing 
units

→ 3.7 FSR

Mixed rental, co-op
and strata option

→ 5,150 housing 
units

→ 3.7 FSR

Open space
expansion option

→ 4,900 housing 
units

→ 3.7 FSR

New sites and open
space option, Phase 1

→ 3,770 housing 
units

→ 2.6 FSR

Phase 1 excludes all 
strata leasehold 

sites– FSR figures excludes parks, open space and streets –

Recommended option


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• Respects the neighbourhood’s legacy character

• Moderate increase in density

• More housing – market, non-market, co-op and strata leasehold

• Better integration with the rest of the city

• Enhanced social, cultural and recreational amenities

• Phased development approach, alignment with lease expiries

• Phase 1: Develop vacant lands and under-utilized sites, strata leasehold sites not 
redeveloped

• Collaborative redevelopment approach with co-ops and non-market housing

• Proactive planning for rising sea levels and shoreline stability

Recommended conceptual development plan
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Recommended conceptual development plan, approximate housing mix

→ Development of 
vacant sites 

→ Redevelopment of 
under-utilised sites

→ No redevelopment of 
strata leasehold sites

→ Redevelopment of 
strata leasehold sites 
once extended leases 
expire
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New Sites and Open Space Option: Phase 1.1 – 2022 to 2028
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New Sites and Open Space Option: Phase 1.2 – 2028 to 2036
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New Sites and Open Space Option: Phase 1.3 – 2036 to 2040

Important note: In the originally published Council report and 
presentation, mixed co-op/strata tower adjacent to Granville 

Bridge was erroneously labelled as strata leasehold.
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Recommended roadmap, planning for the future of False Creek South

1.
Citywide 

co-op lease 
renewal 

framework & 
non-profit 

housing lease 
renewal 

framework

GM, ACCS

Approved by 
Council July 

2021

2.
Landowner 
conceptual 

development 
plan and 

proposed way 
forward

GM, REFM

Current 
report before 

Council

3.
Address 

strata 
leasehold and 

co-op lease 
expiries

GM, REFM & 
GM, ACCS

Initiate 
Q4-2021

4.
Land use 

planning and 
regulatory 

process

GM, PDS

Timing per 
GM, PDS

5.
Landowner 

development 
planning 

work

GM, REFM

In parallel 
with land use 

planning/ 
regulatory 

process

6.
Phase 1 

development
/redevelop-

ment

GM, REFM

Timing will 
depend on 

that of Steps 
4 & 5
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• Required work is funded. Financial implications of report’s recommendations are limited 
to staff/consulting resources required for GM, PDS to undertake a land use regulatory 
process and for GM, REFM and other departments to support/participate – to be funded 
proportionately by the Property Endowment Fund and the Vancouver Affordable Housing 
Endowment Fund

• Financial implications. Financial risk of report’s recommendations limited to funding work 
associated with advancing a land use planning and regulatory process

• Preliminary analysis indicates financially feasible. Preliminary pro forma analysis indicates 
that recommended conceptual development plan is financially feasible, with important 
caveats that significant senior government/third-party partner funding would be 
required, and input costs are to be further refined via GM, PDS’s planning process

• All key decisions made by Council. Both the landowner and the planning/regulatory work 
will come back to Council for information/approval at all key junctures

Financial,  legal and risk implications of report’s recommendations
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5.
Working with the False Creek South neighbourhood



SLIDE 33

Planning for the future of False Creek South, City’s and community’s roles

CITY’S ROLE FALSE CREEK SOUTH COMMUNITY ROLE

1. Landlord. Manages leases  Counter-party. Each tenant has a formal contractual
relationship with the City

2. Landowner. Plans/oversees any 
development or redevelopment  Informed. City keeps community informed as 

appropriate

3. Regulator. Leads land use 
planning/regulatory processes 

Consulted. Community is consulted through 
regulatory process, as are key stakeholders and the 
MST nations

4. Policy-maker/infrastructure
manager. Sets public policy, builds/ 
maintains public infrastructure

 Consulted. Community is consulted via City’s 
established consultation processes
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6.
Next steps
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Recommended next steps

1.
Enter into strata

leasehold
lease negotiations

GM, REFM to seek to 
enter into formal 

negotiation process with 
the Strata Leasehold 

Society concerning FCS 
strata leasehold leases

4.
Advance

development
planning work

GM, REFM participates in 
the GM, PDS’s land use 
regulatory process, and 

advances work landowner 
development planning to 

support the regulatory 
process

2.
Advance formal co-op
redevelopment/lease
extension discussions

Per Council’s July 2021 
methodology for co-op 
housing lease renewals, 
GM, ACCS to enter into 
formal discussions with 

FCS co-ops re: 
redevelopment and/or 

lease extensions

3.
Initiate a land use

planning and
regulatory process

GM, PDS to initiate a land 
use regulatory process, to 

consider repeal and 
replacement of some/all 

of the existing False Creek 
Official and Area 

Development Plan
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End
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False Creek South demographic statistics
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