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June 20, 2018 
 
 
 
Mayor Gregor Robertson and Council  
City of Vancouver  
453 West 12th Avenue  
Vancouver, BC V5Y 1V4  
 
Dear Mayor and Council:  
 
 

Re: Broadway Planning Program and Associated Interim Policies 
 
 

On behalf of over 800 members that comprise all facets of the real estate 
development and planning industry, the Urban Development Institute (UDI) 
respectfully submits our comments and concerns regarding the City’s Broadway 
Planning Program. We have been suggesting the City develop an Area Plan for the 
corridor since the Mayors Council on Regional Transportation prioritized Broadway 
Extension in 2014. While UDI is generally supportive of the Terms of Reference for 
the Plan, there are some significant issues that we believe need to be addressed. 
 
We are disappointed that many areas along the Corridor are being identified as 
having limited development potential beyond what is currently in place. It is noted in 
the Report to Council that 12,500 people are expected to move into the area by 
2041. For comparison, this represents one-quarter of what was recently approved for 
the Cambie Corridor. Moreover, we are concerned that some areas are being 
excluded from planning consideration and we specifically request that the scope of 
the planning program include the future Great Northern Way Station. Failing to do so 
would be a significant lost opportunity and counter to the transit orientated housing 
objectives of the Provincial Government.  
 
The Broadway Line extension is a multi-billion-dollar investment in transit 
infrastructure that is being funded by Canadian, British Columbian and regional 
taxpayers. It is critical that through its planning process, the City fully leverages 
those investments through substantial growth in jobs and housing spaces along the 
Broadway Plan Study Area – especially since Vancouver wants the Millennium Line 
further extended to UBC. Development near the new rapid transit stations will also 
help the City and region achieve their environmental and housing affordability 
objectives as well as enhance economic development opportunities because the 
Study Area represents the second largest job centre in British Columbia.  
  
For this reason, we are supportive of staff proposals to review the View Protection 
Guidelines as they relate to Broadway. We agree with staff that there are significant 
opportunities to increase heights and densities along corridor.   
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Another point of concern is that the City has noted that the timeline for the planning 
program will be two and half years. We strongly urge the City to stick to those 
timeframes outlined in the Terms of Reference. As staff note, “Rapid transit for 
Broadway has been prioritized in City and regional plans for over twenty years.” Our 
members have been waiting for many years to have their projects progress and an 
additional two and half years is not insignificant given the increasing holding costs. 
Equally critical is the servicing plan that staff are contemplating for the corridor. It 
must be completed to the point that projects can proceed without delay when the 
Broadway Plan is approved by Council.   
 
Further, we note that Interim Rezoning Policy includes the following provision: 
“Rezoning applications which seek relief from any of the terms of this rezoning policy 
may be considered under exceptional circumstances once reported to Council for 
direction, at the discretion of the Director of Planning.” We urge Council and staff be 
flexible to ensure that projects that deliver on City’s Housing Vancouver Strategy 
objectives are allowed to proceed if possible. We can all agree that our region is 
facing enormous housing challenges and placing a blanket multi-year moratorium 
along the Broadway corridor will further hurt our collective ability to respond to our 
housing crisis. 
 
We appreciate that staff will be exploring ways to allow for the redevelopment of 
older rental stock. As staff note, “… many of the major original components of these 
buildings may be near or beyond their projected services lives, and will require 
capital upgrades and reinvestment over the coming years.” In many cases, 
redevelopment may be a better option – given the proximity to new transit stations.  
 
However, we recognize the need to ensure the number of affordable units along the 
corridor needs to be significantly enhanced – not diminished - and that tenant 
relocation needs to be proactively managed. UDI would welcome the opportunity to 
work with staff, senior governments, the community and stakeholders on these key 
issues.  
 
One issue that needs to be urgently addressed is the connection between strata 
development and public benefits. Strata development would likely be the key funding 
vehicle for new amenities along Broadway – as they have been for previous area 
plans. However, the City’s website states, “The Broadway Plan may or may not 
include opportunities for increased strata residential density.” If little or no strata 
development is allowed, it will be unclear how public benefits are funded.  
    
We are concerned that the City may seek to charge Community Amenity 
Contributions on rental housing projects and/or increase the Commercial Linkage 
Targets on new job spaces. Both strategies would significantly undermine the City’s 
efforts to improve housing affordability and enhance economic development.  
 
If strata development is allowed, the Report includes a new concept of Development 
Contribution Expectations (DCEs). The charges are substantial - $330 to $425 per 
square foot of additional density. This would be more than 2-3 times higher than the 
fixed Community Amenity Contribution (CAC) rates along the recently approved 
Cambie Corridor Plan, and will ultimately impact affordability for homebuyers. A 
recent analysis by appraiser and property tax expert Paul Sullivan demonstrates that 
over 26% of the cost new housing along the Cambie can be attributed fees and taxes 
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from all levels of government. These proposed DCEs will only increase the impact of 
government costs on housing.  
 
The City has indicated that the DCEs are needed to control land speculation. 
However, much of the speculation is being driven by a lack of clarity regarding what 
will be allowed in terms of height and density along the corridor and the timing of 
projects. We also note that governments and the public sector have also contributed 
to land speculation through major land acquisitions along the corridor in anticipation 
of the funding of the transit line.   
 
Moreover, we are concerned that the City’s CAC policy may be changing. Our 
understanding is that the City’s proposed DCEs represent 100% of the lift in the 
value of land from rezonings, which is substantially higher than past practice. It is 
noted in a City of Vancouver brochure, Rezoning & Community Amenity 
Contributions: Negotiating for a More Livable City, that “CACs typically represent 70-
80 per cent of the increase in property value.” If a change in CAC policy is being 
contemplated, there needs to be much more extensive consultation with key 
stakeholders including our industry.  
 
UDI is pleased that the City is finally moving forward with this critical planning 
process. The new Broadway Millennium Line Extension is important not only for the 
City, but the region as a whole. We look forward to working with staff and Council as 
this process proceeds.   
 
Yours sincerely,  

 
 
 
 
 
 

Anne McMullin 
President & CEO 
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