
CD-1 Rezoning: 
375 West 59th Avenue 

Presenter
Presentation Notes
Good evening Mayor and Council. My name is Michelle McGuire, senior rezoning planner with the Vancouver South Division. This presentation will provide an overview of the proposal and incorporates answers to questions by Council posed at referral of the application.

This application proposes to rezone this site at 375 West 59th Avenue to permit a residential development with two 6-storey buildings and one 5-storey building under the Marpole Community Plan.

Staff are recommending approval of this rezoning application, subject to the conditions outlined in Appendix B of the report.



Site and Context 
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Presenter
Presentation Notes
The site is comprised of one parcel and currently contains an existing community care facility with a total of 62 beds.

The site is well located with access to shops and services, parks and amenities, and transit. It is directly south of the Langara Golf Course and perimeter trail and immediately north of Winona Park. Also the site is located within a ten to fifteen minute walk of both the Marine Drive and 49th Avenue Canada Line Stations. 

Immediately to the east is an existing 3-storey townhouse development which is not anticipated for change under the Marpole Community Plan. Properties to the west across Alberta Street are developed with single family homes and can be considered for rezoning for residential buildings up 6 storeys under the Marpole Community Plan. 




Policy Context 

↘ Marpole Community Plan 
↘ Approved by Council in 2014 
↘ “Cambie” Neighbourhood 
↘ Residential buildings up to 6 

storeys  
↘ Minimum of 25% family housing 

units 
↘ Density up to 2.5 FSR 
 Anomalous sites to be 
 determined through site analysis 
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Presenter
Presentation Notes
The site is located in the Cambie neighbourhood of the Marpole Community Plan.

The plan supports 6-storey residential development for this site. Generally a density of up to 2.5 FSR is indicated except for anomalous sites where there is consideration for earning higher density subject to urban design and public realm performance. Due to the relatively large site size and configuration staff consider this site anomalous.

The Marpole Community Plan also establishes strategic direction for provision of public benefits and public realm improvements within the area.









Proposal 
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↘ 155 Residential Units 
↘ 117 family units (75%) 

 
↘ Density: 2.66 FSR 

 

 

↘ Parking 
↘ 229 vehicle  
↘ 302 bicycles 

 
 
 
 

↘ Height 
↘ Two 6-storey buildings  
↘ One 5-storey building 
↘ 22.8 m (75 ft.) 

 
 

 

Presenter
Presentation Notes
This rezoning application proposes to rezone the site from RS-1 to CD-1 to allow development of two six-storey buildings and one five-storey building all over two levels of underground parking. 75% of the residential units are suitable for families with two, three and four bedrooms. 

The application proposes an FSR of 2.83. Staff are recommending changes, contained within Appendix B of the staff report, to reduce the building massing including:
reductions to improve the relationship to the existing adjacent townhouse development, 
removal of the proposed building bridge along Alberta Street to reduce the building length, and 
reductions to enable retention of mature trees on-site. 

These changes will result in a reduction in density to 2.66 as detailed in the staff report.





Shadow Studies 
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Existing Application 
2pm   March/September 21 

With Proposed Changes 
2pm   March/September 21 

North 
Bldg 

East  
Bldg 

North 
Bldg 

East 
Bldg 

Presenter
Presentation Notes
At the time of referral Council asked staff how we assess neighbours’ concerns regarding sun access on their gardens given that increased density is conditional on urban design and public realm performance.
 
As described before, under the Marpole Community Plan, sites can be considered for additional density where they are considered anomalous based on urban design and public realm performance. The subject site is considered anomalous due to its large size and configuration and its adjacency to the Langara Golf Course. As well, the proposal provides a transition down in height toward the neighbourhood to the east with a 5-storey building closest to the existing townhouse development.
 
In terms of neighbours concerns about shadowing on their gardens, staff met with the adjacent strata, Langara Green, twice to get feedback that was used in the evaluation of the application.
 
The shadow studies shown on this slide demonstrate how sunlight access is improved with the recommended changes proposed by staff to setback upper levels and move the north and east buildings back. The red outline shows the location of the patios of the townhouse building. The shadow study on the left is the existing application and the one on the right shows the changes proposed by staff. As you can see, sunlight access is improved for the adjacent patios at 2pm at the equinox.




Public Consultation 

↘ City hosted Open House (April 28, 2015) 
 

↘ Feedback 
↘ Concern about height and shadowing – suggesting 4 storeys 
↘ Concern about increased traffic congestion 
↘ Concern about insufficient setbacks – desire to increase from 10 feet to 

15-18 feet 
 

↘ Langara Green strata 
↘ Concern about height, shadowing, and privacy, especially along eastern 

edge 
↘ Concern regarding proposed pedestrian pathway along eastern and 

northern edge 
↘ Pest Control 
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Presenter
Presentation Notes
In April, the City hosted an open house, where approximately 38 people attended. In general there was support for increased density and redevelopment, however some concerns were raised about height, shadowing, and increased traffic congestion. In terms of the height, staff note that the Marpole Community Plan anticipates height up to 6 storeys on this site.

Staff met with the adjacent strata, Langara Green, twice to discuss concerns raised. Staff note that recommended conditions respond to concerns about shadowing as noted before and concerns about the potential for pests and the proposed pathway to the Langara Golf Course trail.



Public Benefits 

CAC Value Allocation 
(50%) $3,291,337  Affordable housing reserve 
(45%) $2,962,204  Childcare and community facilities 
(5%)     $329,134  Heritage amenity 

$6,582,675 Total 
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Presenter
Presentation Notes
The Marpole Community Plan includes a public benefits strategy that provides direction for CAC allocations within Marpole.
 
For residential projects of 4-6 storeys such as this, a target CAC offer of $55 per square foot is anticipated based on the increase in floor area. 
 
Accordingly the applicant has offered a total CAC package of just over $6.5 million with:
50% allocated to the Affordable Housing reserve for projects in and around Marpole;
45% allocated to childcare and community facilities serving Marpole including a minimum of $500,000 toward renewal and expansion of Marpole Place; and
5% toward the purchase heritage density.
These allocations are consistent with the public benefit strategy for Marpole.

At the time of referral Council asked staff about how the proposed CAC compares to other rezoning sites in the area. There have been two other rezonings recently within the Marpole Community on Cambie Corridor Phase 2 sites. The CAC s for these recent rezonings were in line with the target rate of $55/SF as proposed for this application.




Existing Community Care Facility 

↘ Existing Community Care Facility 
↘ 62 beds 
↘ Out-dated facility to be decommissioned with relocation for 

residents 
↘ No net loss of beds in Vancouver 

 

↘ Community Care Facility Guidelines, Marpole 
Community Plan and Healthy City Strategy 
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Presenter
Presentation Notes
At the time of referral Council asked staff to provide more information about the loss of 62 residential care beds and the need for such services in Vancouver including what the current and future demand is for Vancouver. 

As previously noted the existing site includes a 62 bed community care facility. The facility is outdated and intended to be decommissioned by Vancouver Coastal Health and the current operator. Vancouver Coastal Health is actively seeking replacement beds within Vancouver on other sites.

Generally within the City our policies including the Community Care Facility Guidelines, the Marpole Community Plan and the Healthy City Strategy recognize the importance of having sufficient long term care facilities. As Vancouver’s population is aging, so is the existing inventory of seniors care facilities across the city.

The City of Vancouver has a joint Memorandum of Understanding with Vancouver Coastal Health as part of the Healthy City Strategy. The City seeks to advance Council’s priority of encouraging strong, safe, and inclusive communities throughout the city, recognizing the vital need to improve the standard of long-term residential care facilities in Vancouver. The expected 62 bed replacement on other sites aligns with the city’s goals to ensure equitable access to services and housing for all.

VCH staff are here to respond to questions related to VCH’s current capacity and plans for long term care in Vancouver.




Conclusion 
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Presenter
Presentation Notes
In summary, staff support this application as it is consistent with the Marpole Community Plan with regard to land use, density, height and form of development. As well, the application is consistent with the Marpole Community Plan in terms of public benefits allocations.

Staff recommend that the application be approved subject to the conditions outlined in the agenda package.

Staff and members of the applicant team are available to answer questions. 

Thank you.
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Shadow Studies 
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Marpole Community Plan – Habitat Connections 
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Presenter
Presentation Notes
Open Space and Habitat Connections notes TO BE ADDED




Building Elevations 
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West Elevation 

East Elevation 



Building Elevations 
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North Elevation 

South Elevation 



Proposal: Site Plan 
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