
 

 
 

POLICY REPORT 
DEVELOPMENT AND BUILDING 

 
 Report Date: April 6, 2010 
 Contact: Ingrid Hwang 
 Contact No.: 604.873.7756 
 RTS No.: 08618 
 VanRIMS No.: 08-2000-20 
 Meeting Date: April 20, 2010 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: CD-1 Text Amendment - 2908 West 33rd Avenue 

RECOMMENDATION 

A. THAT the application by Mackenzie Street Development Inc., to amend CD-1 
#190 (By-law No. 6155) for 2908 West 33rd Avenue (PID 013-283-006, 013-283-
014, and 013-283-031; Lots 16, 17, and 18, all of Lot 1; Block 47; District Lot 
2027; N.W.D; Plan 2972), to permit construction of a mixed-use development 
with 10 residential units and 4 commercial units at a floor space ratio (FSR) of 
1.25, be referred to a Public Hearing, together with: 

 
(i) plans received November 18, 2009; 

(ii) draft CD-1 By-law amendments, generally as presented in Appendix A; 

and 

(iii) the recommendation of the Director of Planning to approve, subject to 

conditions contained in Appendix B. 

FURTHER THAT the Director of Legal Services be instructed to prepare the 
necessary amending by-law generally in accordance with Appendix A for 
consideration at the Public Hearing. 

 
B. THAT Recommendation A be adopted on the following conditions: 
 

(i) THAT the passage of the above resolutions creates no legal rights for the 
applicant or any other person, or obligation on the part of the City and 
any expenditure of funds or incurring of costs is at the risk of the person 
making the expenditure or incurring the cost; 
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(ii) THAT any approval that may be granted following the public hearing 

shall not obligate the City to enact a by-law rezoning the property, and 
any costs incurred in fulfilling requirements imposed as a condition of 
rezoning are at the risk of the property owner; and 

 
(iii) THAT the City and all its officials, including the Approving Officer, shall 

not in any way be limited or directed in the exercise of their authority 
or discretion, regardless of when they are called upon to exercise such 
authority or discretion. 

GENERAL MANAGER'S COMMENTS 

The General Manager of Community Services RECOMMENDS the foregoing. 

COUNCIL POLICY 

Relevant Council Policies for this site include: 
 
• EcoDensity Action A-1 (Rezoning Policy for Greener Buildings) approved on June, 2008 
• Arbutus Ridge/Kerrisdale/Shaughnessy (ARKS) Community Vision, adopted on 

November 1, 2005 
• CD-1 #190 (By-law No. 6155) for 2908 West 33rd Avenue, enacted June 16, 1987 and 

last amended March 14, 2000 
• Community Amenity Contributions – Through Rezonings, adopted on June 20, 1999 
• Dunbar Community Vision, adopted on September 10, 1998. 

PURPOSE AND SUMMARY 

This report assesses an application to amend the CD-1 By-law for 2908 West 33rd Avenue. The 
proposed application would permit development of a mixed-use development consisting of 
179.7 m2 (1,934 sq. ft.) of commercial floor space at grade with residential rowhouses on the 
western portion of the site and a standalone two-family dwelling on the eastern portion of 
the site. The two buildings would be separated with a landscaped courtyard. The proposal has 
a maximum floor space ratio (FSR) of 1.25 and a maximum height of 12.2 m (40 ft.) for the 
mixed-use building and 10.7 m (35 ft.) for the two-family dwelling. The application includes 
19 underground parking spaces and one at-grade accessible parking space and one at-grade 
loading space. The purpose of the rezoning is to allow additional height, density and uses 
beyond what is currently permitted under the existing CD-1 By-law. 
 
This proposal responds to the Dunbar and Arbutus Ridge/Kerrisdale/Shaughnessy (ARKS) 
Visions to enhance this neighbourhood shopping area. Staff support the proposal and 
recommend that the application be referred to a Public Hearing and be approved, subject to 
conditions. 
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DISCUSSION 

Site and Context — The rezoning site is located at the southwest corner of West 33rd Avenue 
and Mackenzie Street and is comprised of three legal parcels currently occupied with a one-
storey gasoline-station. The current zoning of CD-1 (190) and only permits gasoline full-
service use. This property is part of a local shopping area with C-1 (Commercial) zoned 
properties on the northwest and northeast corners, developed with single-storey commercial 
buildings. The property on the southeast corner was rezoned from C-1 and RS-1 to CD-1 in 
1988 and is currently developed with an 8-unit multiple dwelling development at 0.84 FSR. 
The other properties surrounding this local shopping area are zoned RS-5 (Single-family) and 
are developed with one-family dwellings (see Figure 1). The subject site is within the Dunbar 
Community Vision area and borders the ARKS Vision area. 
 

 
Figure 1: Site and Surround Zoning 

 
 
Relevant Council Policy — Council approved the Dunbar Vision in September 1998 and the 
ARKS Vision in November 2005. In both Visions, the importance of keeping local shopping 
areas is recognized. ARKS Vision direction 20.1 concerning the Enhancement of Important 
Local Shopping Areas was strongly supported by the community. The rezoning policy for 
existing CD-1 zoned sites in Vision areas requires a rezoning process to be undertaken to 
ensure appropriate community consultation and to provide the City with the ability to deny or 
impose conditions on the proposed development. The application also meets the EcoDensity 
Rezoning Policy for Greener Buildings (Action A-1) as noted below under Sustainability. 
 
Land Use and Density — The current CD-1 zoning permits up to 0.27 FSR for gasoline 
full-service station use. The application proposes an increase in density from 0.27 to 1.25 FSR 
to accommodate the proposed mixed-use development containing 10 residential units and 
179.7 m2 (1,934 sq. ft.) of commercial floor space located at the ground level at the corner of 
West 33rd Avenue and Mackenzie Street. Staff support the proposed land uses, which are 
outright approval uses in the surrounding C-1 zoning. 
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The C-1 District Schedule limits the overall FSR to 1.20, with residential uses not to exceed 
0.75 FSR. The proposed residential floor area of 1 317.7 m2 (14,184 sq. ft.), is equivalent to 
1.1 FSR and combined with the commercial floor space results in an overall proposed density 
of 1.25 FSR. Staff support the proposed increase in density at this site given the proximity to 
transit and its location as part of a neighbourhood shopping area. 
 
Height — The current CD-1 zoning permits a maximum height of 7.93 m (26 ft.) for the 
gasoline station. The adjacent RS-5 zoning permits a maximum of 10.7 m (35 ft.) providing all 
roofs have a minimum slope of 7:12 ratio over the whole roof area and are limited to gable, 
hip or gambrel roofs. The C-1 zoning of the properties to the north of this site permits a 
maximum height of 9.2 m (30.2 ft.) and the CD-1 (203) property to the east permits a height 
of 7.62 m (25.0 ft.). The rezoning application proposes to increase the maximum height to 
12.2 m (40 ft.) for the mixed-use building on Mackenzie Street and to 10.7 m (35 ft.) for the 
two-family dwelling on the west side of the site. The proposed two-family building on the 
west portion of the site should be at 35 feet to respect the single-family context. The 
proposed design and setbacks addresses impact of additional height on neighbouring 
properties. Staff support the proposed increase in height subject to design development 
conditions noted in Appendix B and described below. 
 
Form of Development (Note Plans: Appendix D) — The proposed form of development consists 
of two buildings separated by a landscaped courtyard. The architecture of both buildings has 
been designed to fit into the existing character of the neighbourhood with pitched roofs and 
individual entry porches. The materials chosen for the proposal further reflect the traditional 
character of the area. 
 
The mixed-use building on Mackenzie Street consists of commercial use on the corner to act 
as a focus and to animate the commercial node. Located above the commercial space are 
four 2½-storey townhouses with pedestrian access and elevated private outdoor space from 
the landscaped courtyard. To the south, fronting along Mackenzie, the mixed-use building 
transitions into four 2½-storey townhouses. The upper massing of the end unit is stepped 
down, to provide a transition into the single-family houses south of the lane. 
 
The west building is a 2½-storey two-family dwelling with massing that is designed to step 
down to the adjacent single-family context to the west. The maximum height of 10.7 m 
(35 ft.) matches the height of the adjacent RS-5 zoning. 
 
Parking, Loading, and Circulation — The proposal includes 19 parking spaces located on one 
level of underground parking and 2 surface parking spaces (one loading space and one 
accessible parking space). Both the underground and surface parking are accessed from the 
rear lane off of Mackenzie Street. According to the Parking By-law, a total of 13 residential 
parking spaces, one commercial space, one accessible parking space, one loading space, and 
14 bicycle spaces would be required for this proposed mixed-used development. 
 
The site is served by the No. 22 Knight/Macdonald bus route on Mackenzie Street and a stop is 
currently located along the site’s west frontage. Staff recommend relocation of this bus stop 
and bench to a location adjacent to the most southerly commercial retail unit (CRU) [see 
Appendix B, condition (b)(xix)]. 
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As part of the rezoning application, the applicant submitted a Transportation Assessment 
Study of the proposed development. The report indicated that the traffic that would be 
generated, and its impact on the adjacent streets and lanes, would be less than that of the 
existing gas station. The study concluded that the new development will have no negative 
impact to area traffic operations. For more information regarding the transportation findings, 
see Appendix C. 
 
Engineering Services staff have reviewed the traffic consultant’s report and the rezoning 
application, and have no objections to the proposed rezoning provided that the applicant 
satisfies the conditions included in Appendix B [see Appendix B, conditions (b)(xi) to (xxv)]. 
While the proposed development would generate decreased amounts of traffic, relative to 
the existing gasoline station use, residents are concerned about the change in use and have 
submitted commentary regarding the existing and future traffic and parking concerns in the 
area. 
 
Sustainability — For all rezonings for buildings that meet the minimum requirements to 
participate in the LEEDTM program, EcoDensity Action Item A-1 requires that developments 
establish a design that would achieve (at minimum) either: 
 
• LEEDTM Silver, with specific targets, or 
• BuiltGreenTM BC Gold with a score of Energuide 80, or 
• An equivalent achievement in green design. 

 
The applicant has submitted a BuiltGreenTM Checklist as part of their rezoning application. 
(For the full checklist, see Appendix E). Staff has reviewed this list and note that several 
targeted points pertain to construction materials and methods which are not possible to verify 
at this stage, measures ultimately used in the building design will evolve and change through 
subsequent permit phases. Staff recommend that the proposed design features be noted on 
the plans and elevations at the development application stage [see Appendix B, condition 
(b)(iii)]. 
 
Crime Prevention Through Environmental Design (CPTED) — No specific crime risks have 
been identified through the review process and staff are recommending some minor design 
refinements to the building to enhance resident safety and security. [see Appendix B, 
conditions (b)(iv) and (b)(xvii)] 
 
Landscape — This application proposes additions and alterations to the existing mature 
landscaping. It is important for the landscape design to provide a residential appearance for 
the front yards of the townhouses facing on Mackenzie Street and on West 33rd Avenue. This 
means that each residential yard should be secure and have a substantial green setback 
between the front entry and the street. 
 
Effort should be made to retain existing healthy trees and protection of retained trees should 
be considered wherever possible. If trees are removed, they must be replaced with specimens 
of equal or better value. The arborist report clearly outlines a conflict with the 
neighbour-owned 12 inch diameter maple tree at the west property line and alongside 
proposed building foundations. It is important to resolve this conflict by shifting excavation 
away from the tree or obtaining permission from the neighbour to remove the tree. Staff have 
included design development conditions in Appendix B to: 
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• Resolve the conflict between retained trees on the subject and neighbouring sites; 
• Review the proposed retention and relocation of trees to ensure that construction 

excavation activities do not place these trees at risk; 
• Ensure design of Courtyard Mews to maximize security of residents and visitors. 
 
[see Appendix B, conditions (b)(v) to (x)] 
 
Public Benefit — Effective January 1, 2010, the Development Cost Levy (DCL) at the 
City-Wide rate for residential development with FSR over 1.2, commercial and other uses, is 
$7.70 per square foot. This DCL would be charged on the amount of floor area constructed 
and is payable at building permit issuance. Based on the above rate, a DCL payment of 
$124,113 is anticipated for this development which will go towards public benefits city-wide 
including parks, replacement housing, child care, and green transportation infrastructure. 
 
In addition, under Council’s interim Community Amenity Contribution (CAC) Policy in effect at 
the time of the application’s submission, the site is considered a standard rezoning. A 
contribution of $32.29 per m2 ($3.00 per sq. ft.) would be made for the increase in allowable 
floor area. A cash CAC of $37,911 based on the above rate is recommended for this rezoning 
to be paid at the time of enactment. [see Appendix B, condition (c)(xii)] 
 
Public Input — Pre-Application: The applicant undertook a public consultation process with 
neighbours and businesses in the area in 2008. At that early stage, City staff were not 
involved in the discussions with neighbours. Nearby residents were invited to an open house 
on September 30, 2008. The display boards presented at the open house included information 
on the background and context of the site, the development objectives, examples of 
developments that demonstrate different form and scale, and a general timeline and 
schedule of the project. Comments received at this stage focused on preference of form, 
character, scale, traffic, public realm, some commented on the desire to have housing variety 
and affordability in area. Most comments were supportive of a residential development at this 
site of a height and density that would fit with the neighbourhood. There were comments 
supportive of commercial on this site to provide services and offices and there was a 
preference of rowhouse or townhouse form over an apartment form. The applicant took the 
neighbours comments into consideration and submitted a rezoning application on 
November 18, 2009. A total of 41 individuals signed in at this open house. 
 
In addition to the open house, the applicant met with the Dunbar and ARKS Vision 
Implementation Committees, the ARKS Vision Housing Committee and the Dunbar Residents 
Association. Individual meetings were also held with the property owners and the commercial 
tenants in the immediate vicinity of the site. 
 
Public Input — Post-Application:  After the rezoning application was submitted, two rezoning 
information signs were installed on the site on December 16, 2009, and a notification 
postcard and invitation to a public information open house was mailed to 542 surrounding 
property owners and business owners on December 18, 2009. The notification area of the 
mailing is shown in Figure 1 of this report. The public open house was held on 
January 12, 2010 at Knox Fellowship Centre. 37 individuals came to the open house and 16 
comment forms were submit at the open house and six comment forms were received from 
the City’s rezoning web page. Two phone calls were received from neighbouring property 
owners who subsequently submitted online feedback forms outlining their concerns. Although 
neighbours have been largely in support of the proposal, concerns were expressed about the 
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proposed height, density, and form of development. Issues of increased traffic and on-street 
parking demand were also noted. The neighbour adjacent to the proposed two-family 
dwelling expressed concern of shadowing, privacy, CPTED, and the impact the proposed 
development to trees on their property. A more detailed summary of comments is provided in 
Appendix C. Staff have included design development conditions in Appendix B to respond to 
these concerns. 
 
At the post-application stage, the applicant again met with Dunbar and ARKS Vision 
Implementation Committees, the ARKS Vision Housing Committee and the Dunbar Residents 
Association. Two letters were received from the Vision Committees, one from the Dunbar 
Vision Implementation Committee and one from the ARKS Vision Housing Committee. Both 
committees support the proposal. 

FINANCIAL IMPLICATIONS (Do not remove) 

Approval of the report recommendation will have no financial implications with respect to the 
City’s operating expenditures, fees, or staffing. 

CONCLUSION 

The proposed rezoning for 2908 West 33rd Avenue to allow a mixed-use development with 10 
residential units and 179.7 m2 (1,934 sq. ft.) of commercial is consistent with Dunbar and 
Arbutus Ridge/Kerrisdale/Shaughnessy Community Vision directions. The Director of Planning 
recommends that the application be referred to a Public Hearing, together with draft 
amendments to the CD-1 By-law No. 6155 (Reference No. 190) for 2908 West 33rd Avenue, 
generally as shown in Appendix A with a recommendation that it be approved, subject to the 
conditions of approval listed in Appendix B, including approval in principle of the form of 
development shown in plans included as Appendix D. 
 

* * * * * 
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2908 West 33rd Avenue 
DRAFT AMENDMENTS TO CD-1 BY-LAW NO. 6155 (#190) 

 
Note: A By-law will be prepared generally in accordance with the provisions listed below, 

subject to change and refinement prior to posting. 
 
Replace Section 2 with the following: 
 

2 Use 
 

• Cultural and Recreational, limited to Fitness Centre; 

• Dwelling Uses, limited to Dwelling Units in conjunction with any of the uses listed 
in this section except that no portion of the first storey of a building to a depth of 
10.7 m from the front wall of the building and extending across 50% of the width 
from West 33rd Avenue shall be used for residential purposes except for entrances 
to the residential portion; 

• Office Uses, limited to Financial Institution, General Office, Health Care Office, 
Health Enhancement Centre; 

• Retail Uses, limited to Neighbourhood Grocery Store, Retail Store; 

• Service Uses, limited to Barber Shop or Beauty Salon, Beauty and Wellness Centre, 
Laundromat or Dry Cleaning Establishment, Photofinishing or Photography Studio, 
Repair Shop – Class B, Restaurant – Class 1; 

• Accessory Uses customarily ancillary to the above uses. 

 
Replace Section 3 Floor Space Ratio with the following: 
 

3 Density 
 

• The number of dwelling units on the site must not exceed 10. 

• Maximum floor space ratio for all uses, combined 1.25, except the floor space ratio 
for dwelling uses shall not exceed 1.1. 

• For the purpose of computing floor space ratio, the site is deemed to be 1 198 m2 

(12,895 sq. ft.), being the site size at the time of application for rezoning, prior to 
any dedications. 

• Computation of floor space ratio must include: 

o all floors, of all buildings including accessory buildings, both above and below 
ground level, to be measured to the extreme outer limits of the building. 

o stairways, fire escapes, elevator shafts , and other features which the Director 
of Planning considers similar, to be measured by their gross cross-sectional 
areas and included in the measurements for each floor at which they are 
located. 
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• Computation of floor space must exclude: 

o open residential balconies or sundecks and any other appurtenances which, in 
the opinion of the Director of Planning, are similar to the foregoing, provided 
that the total area of all exclusions does not exceed eight percent of the 
residential floor area being provided; 

o patios and roof gardens for residential purposes only, provided that the Director 
of Planning first approves the design sunroofs and walls; 

o where floors are used for off-street parking and loading, the taking on or 
discharging of passengers, bicycle storage, heating and mechanical equipment 
or uses which in the opinion of the Director of Planning are similar to the 
foregoing, those floors or portions thereof so used which: 

 are at or below the base surface, provided that the maximum exclusion for 
a parking space shall not exceed 7.3 m in length; or 

 are above the base surface and where developed as off-street parking are 
located in an accessory building situated in the rear yard, provided that the 
maximum exclusion for a parking space shall not exceed 7.3 m in length; 

o amenity areas, including recreational facilities and meeting rooms accessory to 
a residential use, to a maximum total area of 10 percent of the total permitted 
floor area. 

o all residential storage space above or below base surface, except that if the 
residential storage space above base surface exceeds 3.7 m2 per dwelling unit, 
there will be no exclusion for any of the residential storage space above base 
surface for that unit; 

o where exterior walls greater than 152 mm in thickness have been 
recommended by a Building Envelope Professional as defined in the Building 
By-law, the area of the walls exceeding 152 mm, but to a maximum exclusion 
of 152 mm thickness, except that this clause shall not apply to walls in 
existence prior to March 14, 2000; and 

o with respect to exterior: 

 wood frame construction walls greater than 152 mm thick that 
accommodate RSI 3.85 (R-22) insulation; or 

 walls other than wood frame construction greater than 152 mm thick that 
meet the standard RSI 2.67 (R-15), 

the area of such walls that exceed 152 mm to a maximum exclusion of 51 mm 
of thickness for wood frame construction walls and 127 mm of thickness for 
other walls, except that this clause is not to apply to walls in existence before 
January 20, 2009. A registered professional must verify that any exterior wall 
referred to in subsection (ii) of this section meets the standards set out 
therein. 

• Computation of floor space ratio may exclude, at the discretion of the Director of 
Planning or Development Permit Board: 
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o Enclosed residential balconies, provided that the Director of Planning first 
considers all applicable policies and guidelines adopted by Council and 
approves the design of any balcony enclosure, subject to the following: 

 The total area of all open and enclosed balcony or sundeck exclusions does 
not exceed eight percent of the residential floor area being provided; and  

 No more than fifty percent of the excluded balcony floor area may be 
enclosed. 

 
Replace Section 4 Height with the following: 
 

4 Height 
 

• For the mixed-use building, a maximum of 12.2 m (40 ft.) as measured from base 
surface. 

• For the two-family dwelling, a maximum of 10.7 m (35 ft.) as measured from base 
surface. 

 
Replace Section 5 Off-street Parking and Loading with the following: 

 
5 Setback 

 
• For the eastern mixed-use building, a minimum setback of 0.91 m (3.0 ft.) from 

the north property line at West 33rd Avenue. 

• For the western two-family dwelling, a minimum setback of 4.42 m (14.5 ft.) from 
the north property line at West 33rd Avenue. 

• A minimum setback of 0.30 m (1.0 ft.) from the east side-yard property line. 

• A minimum setback of 1.52 m (5.0 ft.) from west side-yard property line. 

• A minimum setback of 0.44 m (1.44 ft.) from south rear-yard property line. 

 
Insert the following Sections after Section 5: 
 

6 Parking 
 

• Parking, loading, and bicycle spaces shall be provided and maintained according to 
the provisions of the Parking By-law, including those concerning exemption, 
relaxation, and mixed-use reduction. 

 
7 Horizontal Angle of Daylight 
 

• All habitable rooms in buildings used for residential purposes shall have at least 1 
window on an exterior wall which complies with the following: 
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o the window shall be located so that a plane or planes extending from the 
window and formed by an angle of 50 degrees, or 2 angles with a sum of 70 
degrees, shall be obstructed over a distance of 24.0 m; and 

o the plane or planes shall be measured horizontally from the centre of the 
bottom of the window. 

• If the Director of Planning or Development Permit Board first considers all the 
applicable policies and guidelines adopted by Council; and the minimum distance 
of unobstructed view is not less than 3.7 m; the Director of Planning or 
Development Permit Board may reduce the horizontal angle of daylight 
requirement. 

• The following shall be considered as obstructions: 

o the theoretically equivalent building located on any adjoining sites in any R 
district in a corresponding position by rotating the plot plan of the proposed 
building 180 degrees about a horizontal axis located on the property lines of 
the proposed site; 

o part of the same building including permitted projections; 

o accessory buildings located on the same site as the principal building; 

o the maximum size building permitted under the zoning on any adjoining sites. 

• The following shall not be considered as habitable rooms: 

o bathrooms; and 

o kitchens, unless the floor area is greater than 10 percent of the total floor area 
of the dwelling unit, or 9.3 m2, whichever is the greater. 

 
8 Acoustics 

 
• A development permit application for dwelling uses shall require evidence in the 

form of a report and recommendations prepared by persons trained in acoustics 
and current techniques of noise measurement demonstrating that the noise levels 
in those portions of the dwelling units listed below shall not exceed the noise 
levels expressed in decibels set opposite such proportions of the dwelling units. For 
the purposes of this section the noise level is the A-weighted 24-hour equivalent 
(Leq) sound level and will be defined simply as the noise level in decibels. 

 

Portion of Dwelling Unit Noise Level (decibels) 
 
Bedrooms 35 
Living, dining, recreation rooms 40 
Kitchens, bathrooms, hallways 45 

 

* * * * * 
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2908 West 33rd Avenue 
PROPOSED CONDITIONS OF APPROVAL 

 
Note: Recommended approval conditions will be prepared generally in accordance with the 

draft conditions listed below, subject to change and refinement prior to finalization of 
the agenda for the Public Hearing. 

 
PROPOSED CONDITIONS OF APPROVAL OF FORM OF DEVELOPMENT 
 
(a) THAT the proposed form of development be approved by Council in principle, generally 

as prepared by Ramsay Worden Architects Ltd., and stamped “Received City Planning 
Department, November 18, 2009”, provided that the Director of Planning may allow 
minor alterations to this form of development when approving the detailed scheme of 
development as outlined in (b) below. 

 
(b) THAT, prior to approval by Council of the form of development, the applicant shall 

obtain approval of a development application by the Director of Planning, who shall 
have particular regard to the following: 

 
Design Development 

 
(i) Design development to the Mackenzie Street elevation to improve integration 

of the upper storeys with the ground level storey. 
 

Note to Applicant: This can be achieved by shifting the mass of the storeys 
above the commercial use to the east. This will also broaden the separation 
between the two buildings, reducing privacy impacts. 
 

(ii) Design development to the roof and expression of the western building to 
reduce the impacts to the western neighbour. 

 
Note to Applicant: The west elevation of the two-family building presents a 
large portion of blank wall, blocky massing with upper bulk, long building 
depth, and a high springline to the western neighbour. Design development 
considering composition, privacy, materials, and detailing is required to reduce 
the impact. An alternate roof shape with a lower springline should also be 
considered. The Kitsilano RT-7 and RT-8 Guidelines may provide a useful 
reference. 

 
Sustainability 
 
(iii) Submission of details on strategies necessary to achieve BuiltGreenTM BC Gold 

with a score of Energuide 80. 
 

Note to Applicant: In particular, features, which will reduce building energy 
and water consumption, should be identified on the final approved permit 
drawings. 
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Crime Prevention through Environmental Design (CPTED) 
 

(iv) Design development to take into consideration the principles of CPTED having 
particular regard for reducing opportunities for: 

 
• Unintended cut-throughs; 
• Theft in the underground parking; 
• Break and enter; 
• Mischief in alcoves; and 
• Nuisance activity such as graffiti. 

 
Landscape Design 

 
(v) Provision of a fully illustrated and detailed Landscape Plan. 
 
(vi) Resolution of the conflict between retained trees on the subject and 

neighbouring sites and proposed construction as outlined on the Landscape 
Plans submitted by Durante and Kreuk Ltd. and date stamped received 
November 2009. 

 
Note to Applicant: Further design development is needed to limit excavation 
within the drip line of the 12 inch neighbour-owned Maple and the 14 inch 
Maple on the development site. Talk with the neighbour about risks to tree 
health. Neighbour’s written consent is required for tree removal. Shift 
proposed hard landscaping away from the trunk of the retained 14 inch Maple 
in the front yard of West 33rd Avenue. 
 

(vii) An arborist report submitted by an ISA Certified Arborist confirming the method 
of safe retention of retained trees and a letter of assurance confirming arborist 
supervision during excavation and construction as needed. 

 
(viii) Design development to maximize security for the residents and visitors to the 

Courtyard Mews by providing the mews entryways with gates, and illustrated on 
the Landscape Plan. 

 
(ix) Provision of illustration details at ¼”=1’-0” scale showing the project’s public 

realm interface at the street edge; include illustration of semi-private front 
yards with privacy screening, planter walls, fence and or gates, stairs, 
landscaping, street trees and bus stop. 

 
(x) Provision of large scale illustration/section details at ½”=1’0” scale confirming 

soil depth in planters. 
 

Engineering 
 
(xi) Provision of required bicycle parking spaces within a bicycle room. 

 
Note to Applicant: Where bicycle spaces are proposed near the parking space, 
these should be enclosed within a hard shell locker. 
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(xii) Provision of correctly dimensioned disability parking space as per the Parking 
By-law. 
 
Note to Applicant: The required width is 4.0 m. 
 

(xiii) Provision of a loading bay throat as per the Engineering Parking and Loading 
Design supplement. 

 
Note to Applicant: This will require changes to the position of the adjacent 
disability parking space to set it further back, thereby allowing the loading 
throat to be provided. 
 

(xiv) Provision of a parking ramp slope not to exceed 10% for the first 20 ft. from the 
property line and a maximum 12.5% thereafter. 

 
Note to Applicant: If a ramp slope steeper than 12.5% is required after the first 
20 ft., provision of a transition slop of 7.5 to 10% at the bottom will be 
required. 
 

(xv) Provision of a parabolic mirror in the bottom corner of the parking ramp to 
allow drivers of exiting vehicles visibility of oncoming vehicles on the parking 
ramp. 

 
(xvi) Provision of column setback from the entrance into the parking space as per 

the Engineering Parking and Loading Design Supplement. 
 

Note to Applicant: 2 ft. long columns which encroach into the standard parking 
space must be set back 2 ft. from the end of the space. 
 

(xvii) Relocate the overhead security gate to the top of the parking ramp at the 
building line. 
 
Note to Applicant: For CPTED reasons, this is necessary. 
 

(xviii) Delete landscaping and curbing shown in the lane. 
 
(xix) Make arrangements to the satisfaction of the General Manager of Engineering 

Services for relation of the bus stop and bench on Mackenzie Street. (Note: A 
bench located adjacent to the most southern CRU is preferred by Engineering 
and Coast Mountain Bus Company. A widened canopy and bench should be 
provided to achieve this. If not the default location for the bench will place it 
in front of a residential unit.) 

 
(xx) Clarify proposed canopy design of the CRU’s. Canopies must be fully 

demountable and drained to the buildings internal drainage system. (Note: The 
proposed canopy appears to be an extension of the concrete slab which is not 
an acceptable design). Engineering encourages the provision of wide canopies 
to provide shelter for transit users. 
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(xxi) Make separate application to the General Manager of Engineering Services for 
the proposed sidewalk café. (The development permit process will not provide 
an approval for the sidewalk café). 

 
(xxii) Clarify garbage pick up operations. Please provide confirmation from a waste 

hauler that they can access and pick up from the location shown without 
reliance of bin storage on the City lane, or provide garbage storage at grade 
adjacent the lane so bins can be picked up and immediately be returned to the 
storage area and not remain in the lane. 

 
(xxiii) Provision of separate retail and residential garbage storage areas. 

 
(xxiv) Delete specialty sidewalk/paving and landscaping area shown as a sidewalk 

café and make separate application to the General Manager of Engineering 
Services. 

 
(xxv) Sidewalk relocation should result in a 4 ft. exposed aggregate front filler and a 

6 ft. wide standard sidewalk with the balance in either grass or concrete in the 
back filler area as necessary. 

 
PROPOSED CONDITIONS OF BY-LAW ENACTMENT 
 
(c) THAT, prior to enactment of the CD-1 By-law, the registered owner shall make 

arrangements for the following to the satisfaction of the General Manager of 
Engineering Services, at no cost to the City and on terms and conditions satisfactory to 
the Director of Legal Services: 

 
Engineering 
 
(i) Consolidation of lots 16, 17 and 18 is required. 

 
(ii) Release of easement and indemnity agreement 145906M (crossing agreement) 

prior to occupancy of the site. 
 

(iii) Provision of adequate water service to meet the fire flow demands of the 
project. The current application lacks the details to determine if water main 
upgrading is required, please supply project details including projected fire 
flow demands to determine if water system upgrading is required, should 
upgrading be necessary then arrangements to the satisfaction of the General 
Manager of Engineering Services and the Director of Legal Services will be 
required. 

 
(iv) Provision of upgraded disability ramps at the south west corner of West 33rd 

Avenue and Mackenzie Street to current Engineering standards. 
 

(v) Provision of an improved lane entry including standard concrete curb returns, 
at the lane south of West 33rd Avenue on the west side of Mackenzie Street. 
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(vi) Provision of an infill street light on Mackenzie Street at West 33rd Avenue to 
achieve minimum lighting standards. 

 
(vii) Provision of street trees adjacent the site where space permits. 

 
(viii) Undergrounding of all new utility services from the closest existing suitable 

service point. All services and in particular electrical transformers to 
accommodate a primary service must be located on private property. The 
development site is not to rely on secondary voltage from the existing overhead 
network. Any alterations to the existing underground/overhead utility network 
to accommodate the development will require review and approval by the 
Utilities Management Branch. Early contact with the Utilities Management 
Branch is encouraged. 

 
Soils 

 
(ix) The applicant will do all things and/or enter into such agreements deemed 

necessary by the City to fulfill the requirements of Section 571B of the 
Vancouver Charter, on terms and conditions satisfactory to the Manager of 
Environmental Protection and the Director of Legal Services in their sole 
discretion. 

 
(x) The applicant will execute a Section 219 Covenant, as required by the Manager 

of Environmental Protection and the Director of Legal Services, convenanting 
that there will be no occupancy of any buildings or improvements on the site 
constructed pursuant to this rezoning, until Certificates of Compliance or other 
instruments acceptable to the City have been provided to the City by the 
Ministry of Environment. 

 
(xi) Provision of an off-site contamination agreement that requires contamination 

in the road to be remediated to City standards on terms and conditions that the 
General Manager of Engineering Services and the Director of Legal Services 
deems necessary, in their sole discretion, which may include Section 219 
Covenants which provide that there will be no occupancy of any buildings or 
other improvements until the City has received the confirmation that the road 
has been remediated. 

 
Community Amenity Contribution 
 
(xii) Offering to the City of a Community Amenity Contribution (CAC) in the amount 

of $37,911. 
 
Where the Director of Legal Services deems appropriate, the preceding agreements 
are to be drawn, not only as personal covenants of the property owners but also as 
Covenants pursuant to Section 219 of the Land Title Act. 
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The preceding agreements are to be registered in the appropriate Land Title Office, 
with priority over such other liens, charges and encumbrances affecting the subject 
site as it considered advisable by the Director of Legal Services, and otherwise to the 
satisfaction of the Director of Legal Services prior to enactment of the by-law. 
 
The preceding agreements shall provide security to the City including indemnities, 
warranties, equitable charges, and letters of credit, and provide for the withholding of 
permits, as deems appropriate by, and in form and contents satisfactory to, the 
Director of Legal Services. 
 
The timing of all required payments if any shall be determined by the appropriate City 
official having responsibility for each particular agreement, who may consult other 
City officials and City Council. 
 

* * * * * 
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2908 West 33rd Avenue 
ADDITIONAL INFORMATION 

 
Site, Surrounding Zoning and Development:  This 1 198 m² (12,895 sq. ft.) site is comprised 
of three parcels on the south side of West 33rd Avenue, west of Mackenzie Street and it is 
zoned CD-1 (190). Properties at the intersection corners north of this site are zoned C-1 
(Commercial), the property across Mackenzie Street to the east is zoned CD-1 (203) for use as 
a multiple dwelling, and the properties surrounding this local shopping node is zoned RS-5 
(Single-family). The site has a frontage of 30.1 m (99 ft.) and a depth of 39.8 m (130.5 ft.). 
gasoline station with an automotive service garage is currently location on site. 
 
Proposed Development:  Proposed is a mixed-use development with 1 317.7 m2 
(14,184 sq. ft.) 10 units of residential and 179.7 m2 (1,934 sq. ft.) of commercial. The 
residential units range from 117.7 m2 (1,267 sq. ft.) to 154.2 m2 (1,660 sq. ft.). The project 
comprises of two buildings separated by a landscaped courtyard. The east building consists of 
commercial use at the corner of West 33rd Avenue and Mackenzie Street to with 4 - 2 ½ 
storey townhouses located above, access to these units are from the landscaped courtyard. 
The commercial units occupies half of the frontage along Mackenzie Street, the remaining 
half of the Mackenzie Street frontage is occupied by 4 – 2 ½ storey rowhouses that are set 
back from commercial units and the sidewalk along Mackenzie Street. Located on the west 
portion of the property is a two-family dwelling designed of a scale and mass to transition 
into the single-family homes to the west. The front yard of the two-family dwelling is setback 
to complement the larger front yard setbacks of the houses along West 33rd Avenue. The 
maximum height of 10.7 m (35 ft.) for the two-family dwelling is in keeping with the 
neighbouring RS-5 zoning. A single level of underground parking provides 19 vehicle spaces 
and is access from the land at the south edge of the site. The rowhouse and two-family 
dwelling units have direct access to the underground parking via private staircase. The 
commercial units and residential units above the commercial access the underground parking 
through communal stairs. One loading space and one accessible space are located on the 
surface and are accessed off the lane to the south of the property. 
 
Parking, Loading, and Circulation: The Transportation Assessment Study submitted as part of 
the application indicated that the volume of vehicle traffic that would be generated by the 
proposed development is expect to be lower than that of current. The development is 
anticipated to generate approximately 12-14 vehicle trips of total traffic (inbound and 
outbound combined) during the weekday afternoon peak hour traffic period. The number of 
trips is roughly evenly split between residential and commercial trips. This anticipated 
number of trips is roughly half of the peak period traffic that was observed for the gasoline 
station in June 2008. The proposed development is expected to generate less volume than the 
gasoline station on a daily basis and would result in less traffic travelling through Mackenzie 
Street and West 33rd Avenue. 
 
Public Input — Pre-Application: Nearby residents were invited to an open house on 
September 30, 2008, this was hosted by the applicant, at this early stage, City staff were not 
involved in the discussions with neighbours. Comments received at this stage focussed on 
preference of form, character, scale, traffic, public realm, some commented on the desire to 
have housing variety and affordability in area. Most comments were supportive of a 
residential development at this site of a height and density that would fit with the 
neighbourhood. There were comments supportive of commercial on this site to provide 
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services and offices and there was a preference of rowhouse or townhouse form over an 
apartment form. The applicant took the neighbours comments into consideration and 
submitted a rezoning application on November 18, 2009. 41 individuals signed in at this open 
house. 
 
In addition to the open house, the applicant met with the Dunbar and ARKS Vision 
Implementation Committees, the ARKS Vision Housing Committee and the Dunbar Residents 
Association. Individual meetings were also held with the property owners and the commercial 
tenants in the immediate vicinity of the site. 
 
Public Input — Post-Application: Two rezoning information signs were installed on the site on 
December 16, 2009, and a notification postcard and invitation to a public information open 
house was mailed to 542 surrounding property owners and business owners on December 18, 
2009 (notification area of the mailing is shown in Figure 1 of this report). The public open 
house was held on January 12, 2010 at Knox Fellowship Centre. 37 individuals came to the 
open house and 16 comment forms were submit at the open house and six comment forms 
were received from the City’s rezoning web page. Two phone calls were received from 
neighbouring property owners who subsequently submitted online feedback forms outlining 
their concerns. No one came to City Hall to view plans. Responses from the neighbourhood 
were largely in support of redevelopment at this site, comments in support of the proposal 
included: 
 
• Positive addition to the area; 
• Support development, scale and design is suitable for the area; 
• Support of the open space, landscaped courtyard of the proposal; 
• Support for commercial units, addition of commercial units will help to enhance existing 

retail shops at intersection; 
• Support additional housing variety in the neighbourhood. 
 
Comments received also expressed opposition, principal concerns as follows: 
 
• Impacts of the height and density, the fit with the existing neighbourhood; 
• Impacts of increased traffic and parking demands especially from the commercial; 
• Increased traffic congestion, width of West 33rd Avenue narrows west of Mackenzie Street; 
• Safety of pedestrians crossing at the intersection; 
• Impacts of the commercial units in comparison to the existing gasoline station, also the 

viability of the commercial use in the area; 
• Concerns about the increase in noise; 
• Concerns from the adjacent property owner on shadowing, privacy from the proposed 

window locations of two-family dwelling, CPTED issues from the alley, construction 
disturbance to existing Maple tree at the backyard, soil contamination during construction; 

• Adjacent property owner suggested improvements for a privacy fence between the two 
properties and improvements on landscaping for a more mature landscape. 

 
At the post-application stage, the applicant again met with Dunbar and ARKS Vision 
Implementation Committees, the ARKS Vision Housing Committee and the Dunbar Residents 
Association. Two letters were received from the Vision Committees, one from the Dunbar 
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Vision Implementation Committee and one from the ARKS Vision Housing Committee. Both 
committees support the proposal. Comments from the Committees include: 
 
• The proposed development is of a scale and design suitable for the area; 
• There is a general desire to keep small shopping nodes in the area and the commercial 

units proposed is in keeping with this desire; 
• Addition of commercial use at this intersection may help to enhance the existing 

retail/commercial shops; 
• Some concerns on the narrow width of commercial units at base; 
• Proposal meets the ARKS directions 16.5 and 16.6. 
 
Comments of the General Manager of Engineering Services:  The General Manager of 
Engineering Services has no objection to the proposed rezoning, provided that the applicant 
complies with conditions as shown in Appendix B. 
 
Urban Design Panel Comment:  The Urban Design Panel reviewed this proposal on 
January 13, 2010 and supported the proposed use, density and form of development and 
offered the following comments: 
 

EVALUATION:  SUPPORT (6-0) 
 

Introduction:  Ingrid Hwang, Rezoning Planner, introduced the proposal for a rezoning 
application at the southwest corner of West 33rd Avenue and Mackenzie Street.  The site 
is currently developed with an automotive service garage under the existing CD-1 zoning.  
The application proposes to amend the CD-1 zoning to allow a mixed-use development 
with eight residential units and four commercial units, fronting onto Mackenzie Street.  A 
separate duplex building is proposed on the western portion of the site.  The site is 
located in the Dunbar Vision area and it borders the Arbutus-Ridge/Kerrisdale/ 
Shaughnessy Vision area located to the east of Mackenzie Street.  Both visions recognize 
the importance of this commercial node and encourages the retention and the 
enhancement of local shopping areas.  Under the Vision Rezoning Policy for existing CD-1 
zones, this rezoning application will be assessed based on its own merits in the context of 
the surrounding neighbourhood.  An open house was held were there was significant 
commentary from the residents. 

 
Patrick O’Sullivan, Development Planner, further described the proposal noting the 
general massing approach which will be a robust 4-storey mass with relatively tight 
setbacks at the corner and a smaller two family dwelling on the west part of the site as a 
transitional massing to the adjacent single family use. The proposal has four townhouses 
above the commercial with entries from the courtyard and four rowhouses with entries 
from Mackenzie Street.  Four commercial modules are proposed on the corner for either 
retail or other commercial uses such as offices.  The project proposes Built Green BC – 
Gold.  Nineteen parking spaces below grade are proposed with one space at the lane and 
one Class B loading space. Mr. O’Sullivan described the proposed materials noting the 
brick, siding and shingle cladding. 
 
Advice from the Panel on this application is sought on the following: 
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• The proposal’s density, form of development, and overall building design and 
character; 

• The relationship of the development with adjacent residential site to the west 
considering mass, roof shape and resolution of the elevations. 

 
Ms. Hwang and Mr. O’Sullivan took questions from the Panel. 
 
Applicant’s Introductory Comments:  Doug Ramsay, Architect, further described the 
project noting that they have had several public meetings regarding the proposal.  The 
plans call for commercial on the corner transitioning down to the residential, single family 
RS-5 both on the south and the west side of the project.  He added that the commercial in 
the area is under utilized and often vacant.  Mr. Ramsay added that the Planning 
Department supported more commercial in the area.  The proposal calls for 1,800 square 
feet of commercial on the corner to help make the commercial more vibrant in the area.  
They have tried to design the commercial with some flexibility so that it can be connected 
through to the residential units.  As there is a bus stop in the area, they thought the 
commercial might be more rentable and provide some outdoor space on the corner as the 
building has been set back.  Mr. Ramsay said they tried to create a wide palette in terms 
of colour to give the project some variety and to break down the scale of the building.  In 
terms of sustainability, the site was a service garage and the whole site will be 
remediated.  As well they have retained a sustainability consultant and plan to build the 
project under the Built Green Gold program.  From an energy point of view, they are 
looking at individual air source heat pumps and heat air recovery ventilation. 

 
Peter Kreuk, Landscape Architect, noted that the landscaping is basic with some plantings 
around the patios and courtyard.  There is a handicap spot on the loading dock with 
reinforced grass paving and as well there are some trellis and vines planned to prevent 
graffiti. 
 
The applicant team took questions from the Panel. 

 
Panel’s Consensus on Key Aspects Needing Improvement: 

 
• Consider simplification of roof lines and removing the chimneys from roof valleys; and 
• Consider increasing the continuity between the rowhouses above and commercial 

below including consideration of canopy redesign. 
 
Related Commentary:  The Panel supported the proposal and thought it was a wonderful 
little infill project. 

 
The Panel supported the City’s initiative to make the commercial work in the area but was 
curious that an adjacent commercial development didn’t appreciate the synergy of having 
more commercial in the area.   Several Panel members were concerned that the applicant 
was not making a commitment to have the commercial to have it be more successful as 
the Panel supported having commercial/retail space on the corner.  One Panel member 
noted that there was a lack of synergy vertically as well for the live/work units.  It was 
suggested that the commercial better relate to the residential and be a different kind of 
commercial than those across the street.  The Panel supported the height, density and 
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character of the project and thought it was a good reflection of the more traditional 
house shapes in the neighbourhood. 
 
Several Panel members noted that the street on the Mackenzie Street side of the site was 
tight although the ground plane and landscaping was well handled.  They also thought the 
courtyard was efficient with good access and liked the amount of open space in the front 
yards.  A couple of Panel members noted that the canopy was fighting against the 
character of the building and thought the base needed to relate better to the rowhouse 
rhythm.  They also thought there was a disconnect between the commercial and the 
rowhouses above and needed a stronger relationship between them.  One Panel member 
thought the entrances and windows needed more design development. 
 
A couple of Panel members were concerned with the complexity of the roof lines, 
considering there are only six units.  It was suggested that the roof line be simplified, 
bring the chimneys closer and remove them from the bottom of the valleys in order to 
have less heat loss and improve the character of the project. 

 
Applicant’s Response:  Mr. Ramsay thanked the Panel for their comments.  He said he 
agreed with their comments regarding the canopy and the relationship with the retail to 
the residential.  Mr. Ramsay added that they are trying to pull the commercial detailing 
around to the residential and maybe it needs to be the other way around. 

 
Environmental Implications:  This application includes sustainable design features and meets 
Council’s EcoDensity policy in terms of providing minimum targets for sustainable 
performance. Nearby access to transit and commercial services may reduce dependence on 
use of automobiles. 
 
Comments of the Applicant:  The applicant has been provided with a copy of this report and 
concurs with the content. 
 

* * * *  
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2908 West 33rd Avenue 
FORM OF DEVELOPMENT 
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2908 West 33rd Avenue 
BuiltGreen BC CHECKLIST 
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APPLICANT, PROPERTY, AND DEVELOPMENT PROPOSAL INFORMATION 
 
APPLICANT AND PROPERTY INFORMATION 

Street Address 2908 West 33rd Avenue 

Legal Description PID 013-283-066, 013-283-014, and 013-283-031; Lots 16, 17, and 18 
of Lot 1; Block 47; District Lot 2027; NWD; Plan 2972 

Applicant Geoffrey Glotman, Mackenzie Street Developments Inc. 

Architect Doug Ramsay, Ramsay Worden Architects, Ltd. 

Developer Mackenzie Street Development Inc. 

 
SITE STATISTICS 

 GROSS DEDICATIONS NET 

SITE AREA 1 198m2 
(12,895 sq. ft.) n/a 1 198m2 

(12,895 sq. ft.) 
 
DEVELOPMENT STATISTICS 

 

DEVELOPMENT 
PERMITTED 

UNDER EXISTING 
ZONING 

PROPOSED 
DEVELOPMENT 

RECOMMENDED 
DEVELOPMENT (if 

different than 
proposed) 

ZONING CD-1 (190) CD-1 (190) amended  

USES Gasoline full-
service station 

Multiple dwelling in 
conjunction with Office; 
Retail; and Service Uses 

 

DWELLING UNITS 0 10  

MAX. FLOOR SPACE RATIO 0.27 1.25  

MAXIMUM HEIGHT 7.93 m (26 ft.) 

east mixed-use building – 
12.2 m (40 ft.) 

west two-family dwelling 
– 10.7 m (35 ft.) 

 

MAX. NO. OF STOREYS 1 2½  

PARKING SPACES Per Parking By-law 
19 residential spaces 
1 accessible space 

1 loading space 
 

FRONT YARD (NORTH) 
SETBACK 13.4 m (44 ft.) 

east mixed-use building - 
0.9 m (3.0 ft.) 

west two-family dwelling 
- 4.4 m (14.5 ft.) 

 

SIDE YARD (EAST) SETBACK 0 0.30 m (1.0 ft.)  

SIDE YARD (WEST) SETBACK 1.5 m (5.0 ft.) 1.52 m (5.0 ft.)  

REAR YARD (SOUTH) SETBACK 12.5 m (41 ft.) to 
c/l of lane 0.44 m (1.44 ft.)  

 


