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NORQUAY APARTMENT 
TRANSITION AREA 

Zoning Amendments:  
RM-9A/9AN Districts 



• Amend the Zoning 
and Development 
By-law: 
– Create new zoning 

for Norquay 
Apartment 
Transition Area  

• Rezone properties  
– From RS-1 to       

RM-9A/9AN  
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Key Recommendations 

Presenter
Presentation Notes
The report relates to the implementation of the Norquay Village Neighbourhood Centre Plan (2010)
Key recommendations are to amend Z & D By-law to create new zoning for Apartment Transition Area
Rezone properties in the Apartment Transition Area from RS-1 to this zone, RM-9A/9AN




• Neighbourhood Centre Plan 
(2010) 
– New housing choices, 

community amenities, public 
spaces around a revitalized 
Kingsway  

• Public Benefits Strategy 
(2013) 

• RT-11 and RM-7 zones (2013) 
• Apartment Transition Area 

Rezoning Policy (2013) 
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Background 

Presenter
Presentation Notes
To provide some background:
Norquay Village Neighbourhood Centre Plan (2010), outlining a long-term approach for new housing, amenities, and public spaces in the area.
Implementation items approved by Council since that time include:
PBS that sets out amenity priorities and a funding strategy;
RT-11 and RM-7 zoning, which allow for duplexes and townhouses in Norquay;
Apt Transition Area Rezoning Policy 



• Provide a diversity of housing 
– Liveable, accessible, family-oriented 
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Background –  
Apartment Transition Area Rezoning Policy 

    RT-11, RM-7      Apartment Transition         Kingsway 
3.5 storeys (35-37.5 ft.)             4 storeys (45 ft.)                8-16 storeys 

Presenter
Presentation Notes
The focus of this report is the Apartment Transition Area
The intent of the rezoning policy was to:
Allow buildings that transition between higher buildings on Kingsway and lower density residential areas behind
while providing housing that is liveable, accessible for seniors, and also suitable for families.



• Replace Rezoning Policy 
• Streamline development application process 
• Deliver diverse housing choices and 

affordability levels 
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Rationale for Zoning Amendments 

4-storey projects on Galt Street 

Presenter
Presentation Notes
Rezoning Policy was meant to be an interim measure while staff developed the zoning for the Apartment Transition Area.
The zoning amendments now being proposed will streamline development application process and make the development process more efficient.
This will allow for the delivery of diverse housing choices at different affordability levels in Norquay.
Should Council approve the report recommendations, the zoning amendments would replace the Apartment Transition Area Rezoning Policy, while preserving its intent.




Characteristic Regulation 

Height 13.7 m (45 ft.) and 4 storeys 

Density 
Less than 15.2 m and “locked in”* 1.2 FSR 

15.2 m (50 ft.) 1.5 FSR 

15.2 m (50 ft.) on corner site 1.75 FSR 

27.4 m (90 ft.) 2.0 FSR 

Frontage 15.2 m (50 ft.) minimum 

Unit size Dwelling unit density to encourage  
larger units 
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RM-9A/9AN Districts Schedule 

* i.e. lots that, as a result of development of any adjoining lots, are unlikely to be consolidated with an adjoining lot to increase 
the site size. 

Presenter
Presentation Notes
The regulations in the RM-9A/9AN Districts Schedule are consistent with those established by the Apartment Transition Area Rezoning Policy.
As in any district schedule, requirements including height, density, frontage and setbacks are set out.

The area boundaries are the same, as are site requirements, including:
Minimum frontage of 50 ft.;
Maximum building height of 45 ft. and 4 storeys;
And a range for density depending on site characteristics, up to a maximum of 2 FSR;
A new definition for locked in lots is being added: Typically these are single lots where adjacent lots on both sides are already developed, leaving the single lot locked in, or orphaned. In these scenarios, the maximum allowable density is 1.2 FSR. 

Also setbacks (front 3.7 m or 12 ft.; side yard 2.1 m (7 ft.)
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RM-9A/9AN Design Guidelines 

Garden courtyard on deep site 

Courtyard apartment with 
stacked townhouses on deep site 

Presenter
Presentation Notes
The RM-9A/9AN Guidelines are also consistent with the intent of the Apartment Transition Area Rezoning Policy
The focus is on “alphabet” shaped apartment buildings with courtyards that enhance liveability by providing light, ventilation, and open space.
The diagram to the left shows an entry courtyard off the street, as well as a garden courtyard in between buildings, that would be required where there is more than one building on a site.




• RM-9A/9AN meets intent of Norquay Plan 
• Apartments and stacked townhouses contribute to 

housing diversity and provide a good transition 
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Community Feedback 

22

53

54

180

4670

Telephone feedback

Electronic Feedback

Feedback forms

Open House attendees

Total notifications

Presenter
Presentation Notes
Staff held an open house in Fall 2015 (Sept. 23) seeking input on the zoning amendments. [The open house was attended by just under 200 people, with 54 people submitting feedback forms. An additional 53 feedback forms were submitted online, and 22 people provided input by phone.]
What we heard was that there is still some concern about the impacts of change and growth in Norquay (e.g. parking congestion, noise, impact on local character, potential strain on amenities and public transit)
However, in terms of the information presented at the open house, it was generally felt that the zoning amendments meet the intent of the Norquay Village Neighbourhood Centre Plan.
Respondents generally felt that apartments and stacked townhouses will contribute to housing diversity in the neighbouhood, and that 4-storey forms will provide a good transition from taller buildings on Kingsway.



• Support for 
townhouse as a 
building form 

• Concerns about 
accessibility and 
reduced building 
form diversity 
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Community Feedback: Stacked Townhouses 

Presenter
Presentation Notes
Initially, staff were considering providing a development choice of apartments and stacked townhouses in the zoning, and this was presented at the open house.
There was quite a lot of support for stacked townhouses, because of their aesthetics and the variety of unit options they provide.
At the same time, we heard concerns about townhouses being less accessible than apartments (as they typically don’t have an elevator), and that allowing developers a choice could result in fewer low-rise apartments in Norquay, which would reduce overall building diversity in the neighbourhood.



• Townhouses already 
permitted in adjacent      
RM-7 zone 

• Focus on apartment form 
in RM-9A/9AN 
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Analysis: Stacked Townhouses 

Stacked townhouses not 
allowed in RM-9A/9AN 
except on deep lots   
(min. 150 ft.) 

Presenter
Presentation Notes
Staff conducted further analysis on the development potential in this area and note that townhouses are already allowed in the adjacent RM-7 zone (shaded in beige), which makes up a significant part of Norquay. (29% of land area; Apartment Transition Area (in red) makes up 10% of Norquay’s land area)
Staff are recommending an approach that focuses on the apartment form in this area, and limits stacked townhouses to deep lots
We believe that that this will allow Norquay to develop over time with a diversity of housing options, including apartments in the Transition Area, as envisioned by the Norquay Plan.



• RM-9A/9AN:  
    “Density Bonus Zones” 
• Amenities delivered as 

per Public Benefits 
Strategy 
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Public Benefits  

Presenter
Presentation Notes
Similar to recent zoning changes in the Marpole neighbourhood, the RM-9A/9AN Districts will be “Density Bonus Zones,”  with a “density bonusing mechanism” contained within the districts schedule.
The Community Amenity Contributions that would have been offered through the rezoning process will instead be captured as “Density Bonus Zone Contributions” through the development permit process.
This will enable amenity priorities to continue to be delivered as per the Council-approved Public Benefits Strategy for Norquay.




• Amend Zoning and Development By-law  
• Rescind Norquay Village Apartment Transition 

Area Rezoning Policy 
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Summary of Recommendations 

Presenter
Presentation Notes
In summary, this report recommends that the Zoning and Development By-law be amended create new districts, RM-9A and RM-9AN and that the Apartment Transition Area be rezoned to these districts
Should Council approve the zoning amendments, the report also recommends that the Norquay Village Apartment Transition Area Rezoning Policy be rescinded. 





Questions 
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Characteristic Guideline 

Entry courtyard Minimum width of 8 m (26 ft.) 

Garden courtyard (where 2 or 
more buildings on site) 

Minimum depth of 7.3 m (24 ft.) in between 
buildings 

Number of buildings More than one on deep sites only (45.7 m  or 150 ft.) 

Building typology Apartment, or courtyard apartment with stacked 
townhouses on deep sites 
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RM-9A/9AN Design Guidelines 

Garden courtyard on deep site 

Courtyard apartment with 
stacked townhouses on deep site 


