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1. Stronger policies to prevent lot consolidations 
 

Max 25ft or existing lot width  



Staff policy proposal 
HA-1: Outright 50ft wide 
HA-1A: Outright 75ft wide 
 
Reasons offered: 
● “Want to encourage development” 
● HA-1A is less important than HA-1 
● 75ft in HA-1A can allow for underground car parkades 

 
 



Why we need stronger lot consolidation 
prevention policies 
● Curb speculation via lot assemblies 
● Retain historic fine-grain lot patterns 
● UNESCO application is for entire Chinatown HA-1 and HA-1A 
● Built heritage and intangible heritage should be prioritized before car storage 

 
 
 



Chinatown’s median lot width is 25ft 
Both (140 lots) 
25ft: 57% (80 lots) 
50ft: 22% (31 lots) - Proposed max lot width for HA-1 
55 to 75ft: 12% (17 lots) - Proposed max lot width for HA-1A  
Above 75ft: 9% (13 lots) 
 
 
 
 



Majority of Chinatown lots are under <50ft wide 
HA-1 (59 lots) 
25ft: 63% (37 lots) 
50ft: 24% (14 lots) - Proposed lot width for HA-1 in new policy 
Above 50ft: 14% (8 lots) 
  
HA-1A (82 lots) 
25ft: 52% (43 lots) 
50ft: 21% (17 lots) 
55ft to 75ft: 11% (9 lots) - Proposed lot width for HA-1A in new policy 
Above 75ft: 16% (13 lots) 
 
 
 

73% under 50ft (60 lots) 



E Pender St (HA-1) - Staff proposal up to 50ft 

Occupants: 
● Forum home 

appliances 
● Kam Wai Dim Sum 
● Topper poultry 
● Kissa Tanto 
● Clan society 

E Pender St 



Keefer St (HA-1A) - Staff proposal up to 75ft 

Occupants: 
● Maxim’s bakery 
● Sun Fresh bakery 
● Chinese meat shop 
● Affordable green 

grocer 
● Clan society 
● Incense shop 
● Herbal shop 

Keefer St 



Keefer St (HA-1A) - Staff proposal up to 75ft 

Occupants: 
● Clan societies 
● Herbal shop 
● Kent’s kitchen 
● Gain Wah restaurant 
● SROs 

Keefer St 



Keefer St (HA-1A) - Staff proposal up to 75ft 

Occupants: 
● Homeware store 
● Herbal shop 
● Phnom Penh 
● Green grocers 
● Clan society 

E Georgia St 



Keefer St (HA-1A) - Staff proposal up to 75ft 

Occupants: 
● Green grocer 
● Herbal shop 
● Affordable housing 

E Georgia St 



Main St (HA-1A) - Staff proposal up to 75ft 

Occupants: 
● Herbal shops 
● Pharmacy 
● Boss bakery 
● Rhinofish 
● Souvenir shops  
● Tea shop 

M
ain St 



2.  Dwelling use conditional unless 100% social 
housing 

 
 



Staff actually proposed dwelling use conditional 
in March 2018 

HA-1  
Land use 
Proposed 

HA-1A 
Land use 
Proposed 



Staff changed policy when developers & 
property owners complained in April 2018 



Why dwelling use should be conditional 
1. A lot of dwelling units built or in pipeline in and around Chinatown 

a. 110% increase in dwelling units since 2011 HAHR (550 units). Only 22 units of 
seniors housing. 

b. NEFC will activate thousands of dwelling units of different tenures and price points 

2. The market will always prioritize the most profitable use, i.e. market condos and 
rentals 

3. Priority should be to incentivize owners to: 
a. Retain and renovate existing affordable housing and commercial space 
b. Build social housing 
c. “Earn” the ability to build dwelling units at the discretion of the DP board 
d. Curb speculation 



















































Amendments to the Chinatown HA-1 and HA-1A  
Districts Schedule, Design Guidelines and Policies

A response in opposition 

July 4th, 2018



•	Reaction	to	newer	buildings	is	the	result	of	the	massing	on	the	
frontage	and	zoning	code	that	needs	refinement	not	revamping.	

•	We	have	a	design	problem,	not	a	density	problem.
•	“Conditional”	developments	mean	more	red	tape,	more	public	
hearings,	more	community	strife.	

•		Terrible	precedent.

Key Issues



•	According	to	the	San	Francisco	Planning	Department,	their	
Chinatown	is	“the	most	densely	populated	urban	area	west	of	
Manhattan,”	with	15,000	residents	living	in	20	square	blocks.

•	Borders	financial	district.
•	Even	still,	has	its	own	social,	ageing	demographic,	legacy	
business	issues

•	In	sum,	not	comparable.

San Francisco distraction



Planning Department examples

Current:
Under	current	zoning,	it	would	
be	next	to	impossible	to	
actually	build	10	storeys	while	
still	meeting	livable	ceiling	
heights	and	the	City’s	ceiling	
height	requirements	for	retail.
Unaware	of	any	that	have	been		
approved	like	this	either.

Proposed:
Would	have	to	have	2	elevators	
and	2	stairwells	to	service	each	
side	the	way	it’s	shown	–	
unrealistic.
Increased	environmental	footprint.
Significantly	smaller	and/or	less	
units.



The Flats	=	28	units	on	a	25′	site
Sparrow	=		25	units	on	a	50′	site

Better examples

*Plus	–	ongoing	strata	fees	spread	across	fewer	units

The Flats (25′) 
$10,000,000	to	build	/	28	units	/	
$360,000	per	unit

Sparrow (50′) 
$20,000,000	to	build	/	25	units	/	
$800,000	per	unit



Better examples continued

source:	https://www.cbc.ca/news/business/housing-affordability-prices-1.4731713

“Housing affordability in Canada’s most expensive market — 
Vancouver —  is at ‘crisis levels’.”
– RBC Housing Affordability Measures study released on Tuesday, July 3.

“The No. 1 issue is really supply, and nobody is dealing 
with it. In fact, it’s getting worse.”

Phase 3

– Benjamin Tal, deputy chief economist at CIBC Capital Markets

“Housing affordability in Canada’s most expensive market — 
Vancouver —  is at ‘crisis levels’.”
– RBC Housing Affordability Measures study released on Tuesday, July 3.

“The No. 1 issue is really supply, and nobody is dealing 
with it. In fact, it’s getting worse.”

Phase 3

– Benjamin Tal, deputy chief economist at CIBC Capital Markets



Compromised Process

•		It	allowed	for	loud,	aggressive,	intimidating	behaviour	to	
overwhelm	many	voices.

•	Process	isn’t	designed	for	small	business	owners	&	families.
•		Significant	changes,	specifically	downzoning,	were	introduced	
only	in	the	final	report.



Additional issues

No	mention	of	crime	rate	trends	/	comparison,	police	calls,	fire	
department	calls	etc.	Why?
No	economic	feasibility	study	–	how	will	this	downzoning	impact	
Chinatown	businesses?
How	many	seniors	live	within	Chinatown,	what’s	the	10	year	trend,	
how	many	units	are	required?
•	What	is	relationship	with	the	North	East	False	Creek	Plan	(2	
Viaducts	blocks)?

•	Will	planned	social/affordable	housing	units	help?	
•	Will	proposed	22	storey	“loom”	over	stunted	Chinatown?



Worth trying:

•	Outright	heights	to	stay	at	their	current	levels	of	75’	and	90’,	no	
conditional	limits.

•	Grandfather	existing	assemblages,	and	allow	longer	frontages	
than	75’	for	these	lots;	a	healthy	neighbourhood	needs	diversity	
of	both	population	and	shop	space.

•	Moderate	FSR	to	6.0.	Planning	has	badly	overcorrected.
•	Remove	limits	on	how	interior	space	can	be	used	above	the	
ground	floor.	The	City	doesn’t	own	a	crystal	ball	that	foretells	
demand	for	commercial	vs.	residential	space.

•	Ensconce	the	appearance	of	25	-	50’	store	fronts	in	the	design	
guidelines,	not	zoning	code.



In summary:

•	Chinatown	needs	significant	revitalization.
•	Our	city	needs	more	housing	inventory.
•	I	ask	that	you	oppose	this	proposed	downzoning,	or	at	
minimum,	amend	this	policy	to	alter	the	downzoning	element.
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