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Dear Mayor and Council My name is Norm Shearing, Chair of the Regulation Redesign
External Advisory Group. It was my intention to speak at the Public Hearing but
unfortunately that will not be possible due to competing obligations. The Advisory Group is
made up of individuals representing a broad spectrum of the building industry. Our purpose
is to ?provide guidance to staff on identifying key issue, develop options and directions for
a revised land use regulation framework and implementation strategy?. From our first
meeting in the fall of 2018 we have worked collaboratively with staff to: 1. Create userfriendly land use regulations and policies by improving format and applying consistent
terminology; 2. Reconcile competing objectives and conflicts between policies and
regulations; 3. Ensure land use regulations and policies advance City policies and priorities
4. Improve communication and information sharing regarding regulations, policies and
processes Our final, and perhaps most important objective, is to take all our work to help
streamline the application process. With over 8,000 amendments made to the Zoning and
Development By-law since 1956 it is a mind-numbing process to wade through all the
district schedules, policies, guidelines, administrative bulletins, etc. to find any clarity
answering the simple question; ?What do I need to know to build this shop, this housing,
this office?. The application process has been gradually getting worse over the years, I?m
sure many of you have heard from old folks like me talking about the ?good old days, when
things got done?! That doesn?t matter, you have an opportunity here to make the process
better than it has ever been as a result of your support and the work being done by the
dedicated staff team lead by Gil Kelly, Theresa O?Donnell and Marco D?Agostini. I would
also like to commend Council for supporting this critically important work through their
ongoing funding. This is particularly important as wrestling this beast will not happen
overnight. The recommended changes contained in the Referral Report, Amendments to
Zoning and Development and Parking By-law, is an important first step to unraveling years
of contradictory policies and regulations. I hope to see more changes coming before
Council, and to the Public, on a regular basis. Your support for these changes will signal to
the building and development communities that you are serious about improving the
application process for all users, big and small. Thank you, Norm

Norm Shearing

Other

I am strongly in support of the this Regulation Redesign. However, since a key aspect is
the regulations related to balconies, I would like the City to approve a minor modification to
clarify that fully retractable balcony glass panel systems can be installed on open balconies
without any impact on the FSR calculations. This type of system significantly improves the
function and long-term sustainability of balconies by improving energy performance,
reducing wind and noise, and pollutants when balconies located along busy streets. They
can also contribute to weatherproofing and longevity. Many cities across Canada and
Metro Municipalities allow such systems without any impacts on FSR. The City of
Vancouver also allows the installation of such systems, but to date, the resulting balcony
has been deemed to be 'enclosed' and therefore included in FSR calculations. As a result,
most architects and developers are reluctant to include them in their projects, despite their
many benefits. While staff have indicated they would prefer to further study whether
balconies containing retractable glass panels can be installed without FSR ramifications,
this Regulation Redesign provides a perfect opportunity to clarify such systems are
permitted for balconies in new buildings without impact on FSR. This can be achieved
through a minor revision to the balcony definition. It is agreed however, that further study
should be undertaken to allow installations in existing buildings.

Michael Geller
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June 24, 2020
Mayor and Council
City of Vancouver
c/o City Clerk’s office
Re: Item 1, Public Hearing Agenda June 25, 2020 Regulation Redesign
I believe this modernization of Vancouver’s zoning bylaws and regulations is long overdue and
compliment the council and staff for undertaking the redesign. I am therefore writing in support of the
Regulation Redesign package of Zoning Bylaw amendments before you, with one small modification.
In past years, as an architect and planner, I have written to and appeared before Council in support of, or
seeking approval for various innovations. These have included rezonings to allow low-rise apartments
along arterial roads, laneway housing, lock-off suites, fee-simple rowhouses, and most recently
relocatable modular housing for the homeless.
Each of these concepts was somewhat controversial, and often resulted in split votes on Council, but time
has proven that all were beneficial and worthwhile.
I am now writing to Council to seek your approval for yet another innovation, namely the installation of
fully retractable, transparent, glass panels on balconies, without the balcony being deemed to be
‘enclosed’ and therefore excluded from FSR calculations.
This type of system allows a balcony to be completely open when the weather is good, but protected
when it is raining, excessively windy or noisy. Although the panels have air gaps between them and are
not sealed, they can improve energy performance, reduce wind, especially at higher levels, attenuate road
and transit noise, and to address a point raised by Councillor Swanson at Tuesday’s meeting, address the
health impact of excessive traffic fumes for balconies located along busy streets.
This type of balcony system was first invented in Europe more than 30 years ago, but is now being
manufactured, tested, and approved for use in Canada. It has been installed in over 20 countries
worldwide, and many Canadian cities, including Toronto, Montreal, and other cities too numerous to
mention, without the area of the balcony being included in FSR.
This is the key issue I wish to address.
Given numerous government testing approvals, retractable balcony glass systems are approved for
installation in Vancouver. However, to date, the planning department has deemed the balcony to be
enclosed, and therefore its area included in FSR, except where enclosed balcony exemptions are
permitted.
We have been told that planning staff could support the inclusion of this type of glass panels without
regard for FSR when a rezoning is being undertaken. However, as you well know, we collectively want to
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reduce the number of rezonings processed in the city. That is why the Regulation Redesign provides an
excellent opportunity to clarify the city’s support for this type of system, without FSR repercussions.
Over the past two years, I have been meeting with planning staff in Vancouver and many Metro
municipalities to seek similar approvals. Some municipalities, including the City of North Vancouver,
Langley Township, City of Langley, and Abbotsford now allow such installations without any FSR
implications.
In these instances, the municipalities have not modified their zoning bylaws. Instead, they have
determined that since the system does not create a sealed, exterior wall, and the balcony can remain an
open balcony, and is not conditioned interior space, it can be approved without impact on FSR.
However, other municipalities are now considering bylaw modifications to clarify that such systems do not
create an enclosed balcony or interior space and the balcony can be excluded from FSR.
Since this Regulation Redesign is specifically proposing to clarify the city’s definition of a balcony and an
enclosed balcony, now is the time to make it clear to architects, developers and the general public, that
retractable balcony glass systems can be installed in new buildings in Vancouver without FSR implications.
While we would like to see this system approved for both new and older buildings, we appreciate some
further work may be required to address fire safety and building envelope issues before any blanket
approval can be given for existing buildings. However, this is not the case with new buildings.
While staff have advised me they prefer to further study the implications of allowing such retractable
balcony glass systems without FSR implications, I would point out that the system is already permitted in
Vancouver buildings, (albeit with FSR implications) and has been installed in more than 20 countries
around the world and cities across Canada, without being counted in the FSR.
A major goal of this regulation redesign is to modernize the zoning bylaw. This product was not invented
when the Vancouver zoning bylaws were first drafted and not available in Canada when the most recent
drafts were prepared. Consequently, this Regulation Redesign is the right time to clarify the situation.
While many would like to see this product allowed in both existing and new buildings, tonight I am seeking
your approval to instruct staff to modify the zoning bylaw definitions for a balcony so that transparent,
retractable glass panels can be installed in new buildings without any impact on FSR, on the
understanding that further study be carried out with respect to installations in existing buildings.
I hope you will support a minor amendment to the definitions and FSR exclusions as set out in the Zoning
Bylaw so that many more people Vancouverites can enjoy their balconies when it is wet, windy, noisy, or
somewhat polluted outside.
Thank you for your consideration of this request.
"s. 22(1) Personal and Confidential"

Michael Geller Architect AIBC, FCIP, RPP, MLAI
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Improving the livability and sustainability of balconies
without impacting FSR calculations

A proposal to City of Vancouver in conjunction with
Regulation Redesign
June 2020

Michael Geller Architect AIBC, FCIP, RPP, MLAI
Adjunct Professor, SFU Centre for Sustainable Development

There was a time when all Vancouver balconies
were included in FSR calculations

Prior to the 1960s, most multifamily residential buildings in
Vancouver and other Metro
municipalities did not provide
balconies since their area was
included in FSR calculations

This typical early 1960s apartment building has no balconies

Open balconies were
subsequently exempted
from FSR in 1964
To encourage developers to
construct balconies, Vancouver
City Council introduced an FSR
exemption for residential open
balconies to a maximum of 8
per cent of the gross floor area.
Buildings in Vancouver and
throughout Metro soon began
to incorporate balconies
Balconies started to appear once they were excluded from FSR

For a while, enclosed
balconies were also exempted
from FSR!
In 1985, Vancouver City Council
adopted “Balcony Enclosure
Guidelines” to control enclosures on
existing buildings.
Subsequently, Council permitted
balcony enclosures in new
construction, provided the balcony
continued to be separate and distinct
from the interior of the dwelling.

General Design Considerations
• “The purpose of an enclosed balcony is to
afford year-round enjoyment of those uses
normally enjoyed in fair and warm
weather. An enclosed balcony may also
offer noise buffering in certain locations
such as on busy arterial streets.”
• “Careful attention should be given to
preserving the design integrity of facades
in existing buildings and new construction
to create an identifiable architectural
element…”

Subsequently,
Vancouver reduced the
area of enclosed
balconies that could be
excluded from FSR
In 1995, since too many
developers were enclosing
virtually all of the 8%
balcony exclusion, Council
amended the balcony
enclosure policy to restrict
enclosed balconies to no
more than 50% of the total
balcony area.
Many condominium buyers did not want open
balconies. They preferred the additional living space.

In 2012 Vancouver introduced revised guidelines for new buildings

Today, Vancouver has a
myriad of regulations for
open and ‘enclosed’
balconies. In some zones,
maximum balcony area is
8% of GFA and 50% can
be ‘enclosed’. In others,
maximum is 8% and
none of the area can be
‘enclosed’.
In other zones, balconies
can be up to 12% of GFA
but none of the area can
be ‘enclosed’.
This Regulation Redesign
provides an excellent
opportunity to rationalize
and update regulations

Since so many balconies are not used when it is rainy, windy, noisy or
polluted, what is needed is a way to make balconies more usable
without being considered ‘enclosed’ and included in FSR calculations
We need a system that can:
•
•
•
•

improve energy performance
attenuate noise
reduce wind buffeting
improve weather protection

while allowing balconies to be
completely opened during good
weather.
Noise levels from SkyTrain have increased as tracks have aged.
As a result nearby balconies become less enjoyable to use.

Fortunately, European-style retractable, transparent, balcony
glass systems are now being manufactured around the world

They are manufactured by various companies. Lumon is a Finnish company
that has developed a retractable glass wall balcony system used in 20 countries
worldwide, including Canada where it has a manufacturing plant.

Given the system’s frameless panels and transparency, it does
not significantly alter the exterior appearance of buildings

•

This system has numerous product
tests and approvals, including wind
load, seismic, and NRC and Canadian
Construction Materials approval.

•

Provides additional insulation. While
not sealed, up to 14.9% energy savings.

•

Lowers noise levels between 8db and
18db, equal to up to 50% reduction.

•

Prevents premature balcony
degradation by keeping rain, snow,
wind, dust and birds away from
balcony.

- Energy saving effects of balcony glazing ranged between 4.4 and 14.9
% in Canada. Average savings were 7.9 %.

Energy savings

According to studies, balcony glazing reduces traffic noise by 8 – 18 dB depending on the
glazing solution.

Noise reduction

Since glass panels can be completely opened, you can even
use the BBQ, although some jurisdictions discourage this

The Lumon Retractable
Balcony Glass System
• is designed to be open, partially
open, or closed
• since frameless, does not
significantly impact exterior
appearance of the building
• includes narrow air gaps at top &
bottom and between panels,
therefore not completely sealed
• the glass does not become an
outside wall. Balcony remains an
‘unconditioned space’

Many municipalities across Canada have approved the Lumon
retractable glass system without impacting FSR calculations

Locally, Langley City and Township, and other Metro municipalities have approved
installation of the Lumon system without any impact on FSR calculations

These municipalities allow retractable balcony glass systems without any
FSR ramifications since they recognize they don’t create an exterior wall

“The determining factor
for when a balcony
enclosure becomes
subject to FSR
calculation should be
whether (or not) the
enclosure forms an
‘exterior wall’ of the
building…. “

It is difficult to see on which
balconies the system has
been installed in this
apartment building on Keith
Road, North Vancouver

Following discussions
with Vancouver city staff,
a Lumon retractable glass
balcony was installed as a
temporary ‘demonstration’
in The National
condominium
development at the east
end of False Creek.
To demonstrate its
sustainability benefits and
transparency!

Even when its location
is pointed out it is
difficult to see the
panels, even when
closed.
In addition to keeping
out the rain, despite
the air gaps, the
single-pane glass
improves energy
performance and helps
reduce sound and
wind impacts

As a result of Lumon’s marketing efforts and articles such as this Vancouver Sun
column, there is significant interest from architects, developers and consumers

As part of its Regulation Redesign for balconies, the city should clearly allow
retractable balcony glass systems in new buildings without any impact on FSR,
since the glass does not create an exterior wall or ‘conditioned space’

Full height sliding glass panels behind a conventional metal railing

I hope staff & Council agree that given what we have learned during the pandemic,
this would be a timely modification to enhance the design and use of balconies

