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PROPOSAL & REZONING RATIONALE

In response to admission into the “Moderate Income Rental 

Housing Pilot Program (MIRHPP)”, and discussions with 

City staff including a letter dated Nov. 1 2018 and subsequent 

correspondence, Musson Cattell Mackey Partnership (MCMP) 

submitted an Application for Rezoning on behalf of Peterson who 

will develop and own the building long-term. This proposal, at 1111-

1123  Kingsway, seeks 14 storeys of 100% rental housing with retail 

uses at grade. It will comply with all MIRHPP requirements including 

unit mix and 20% of the residential floor area being offered at 

specified moderate income rates. This rezoning application 

responds to City of Vancouver objectives and policies regarding 

affordable and family housing, transit-oriented communities, and 

sustainability.

The project site area is 19,211 sq FT (1,785 sq M) and is located 

within the Kensington Cedar Cottage neighbourhood. The site is 

well served by transit routes along Kingsway and is close to transit 

hubs along Main Street, King Edward Avenue and Knight Street. 

The site is occupied by two 1-storey automotive repair buildings. 

This block of Kingsway is zoned C-2 with residential uses and a wide 

range of commercial uses that serve both local and city-wide needs. 

Surrounding the site beyond Kingsway are RM-1  and RS-1 zones, 

comprised mainly of single family residential. Directly across Glen 

Drive on Kingsway is a C-2-zoned 4-storey  mixed use building with 

retail-at-grade. There is a development trend in the neighborhood 

towards larger mixed-use projects at arterial intersections 

along Kingsway as evidenced by the projects noted in the 

Neighbourhood Context Plan. These developments focus on rental 

housing, which is starting to develop a revitalized neighborhood 

fabric.

The project is seeking DCL waivers. Projects creating new rental 

supply in tenure are eligible for a DCL waiver for the rental portion 

of the development. Under the Vancouver Area Specific DCL Bylaws, 

DCL’s for rental housing can be waived for rental housing where the 

tenure is secured through a Housing Agreement. 

In order to be eligible for the DCL waiver in 2019, proposed 

moderate income unit rents must meet or be less than the 

maximum rents set by the City of Vancouver. This project will meet 

this requirement.

Under the Secured Market Rental Housing Policy this project 

proposes: 

•  100% Rental Residential Units

•  Rental tenure secured for 60 years (or life of the building) 

• 35% Family units 

This project is also seeking parking relaxations from rental parking 

rates as set out in the MIRHPP policy. The project complies with 

the City of Vancouver parking bylaw requirements, however, as 

per MIRHPP guidelines, a 30% reduction has been applied to the 

MIRHPP units and as per Transportation Demand Management for 

developments in Vancouver, 20% and 10% reductions have been 

applied to the market rental and retail uses respectively given the 

site’s proximity to transit routes. A loading management plan has 

been prepared to further analyze the optimal loading requirements 

and configuration of the site, considering opportunities for sharing 

between residential and commercial uses.



1111 - 1123

Kingsway

Rezoning

Booklet

December

2019

5

 

Totaling 103,293 sq FT (9,596 sq M), the building program includes 

7,333 sq FT (681 sq M) of retail at grade fronting Kingsway and 

95,960 sq FT (8,915 sq M) of 100% secured rental housing. The 

proposed rental residential unit mix of 131 units will include several 

townhomes and will be in accordance with MIRHPP guidelines 

requiring 35% of the units to be 2 or 3 bedrooms suitable for 

families. 

The main residential lobby is located on Glen Drive allowing retail 

space to be maximized on the ground floor along Kingsway. The 

6th floor includes an interior amenity space and access to a south 

facing amenity roof terrace that maximizes access to natural light 

and mitigates overlook. These amenity spaces will be designed 

in accordance with the High-Density for Families with Children 

Guidelines and will include elements such as children’s play and 

common social spaces. Where possible, the project will seek to 

incorporate additional building amenities, such as urban agriculture. 

The retail space is oriented to Kingsway on the ground floor and the 

corner in a contiguous space that has been designed to permit a 

flexible retail configuration that will animate the public realm.   

There are two and a half levels of parking below grade for residential 

and retail uses accessed from the lane. Residential and commercial 

parking share an access from the lane while separate loading, 

garbage and recycling spaces are located on either side of the 

shared access. 

The building massing is oriented towards the intersection of 

Glen Drive and Kingsway with the residential tower pulled to the 

southwest corner of the site to address the intersection and create 

separation and minimize shadowing to the single family residential 

to the north. The proposed massing steps down to the south and 

east to a 5 storey podium facing Kingsway. A low podium with 

two storey townhomes face the lane to create an animated but 

compatible use for the lane and neighbourhood to the north. The 

proposal has included an 18’ setback from city curbs to allow for 

landscape, sidewalk and an activated street front. 

Varying facade detailing and materiality defines the 14 storey 

portion of the building as an identifiable tower form and provides 

differentiation from the low rise 5 storey streetwall facing Kingsway. 

Brick cladding on the lowrise and retail portion of the building 

creates identity and texture for the retail uses and supports the 

pedestrian experience on Kingsway. 

The project will be highly sustainable and will meet or exceed 

all applicable City of Vancouver performance requirements 

under the Green Buildings Policy for Rezoning as further detailed 

in the Applicable Policies. Preliminary energy  modelling and 

rainwater management reports are included with this submission 

which demonstrate the proposal is on track to meet or exceed 

sustainability requirements.

DESIGN RATIONALE
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CONTEXT MAP
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NEGHBOURHOOD CONTEXT PLAN
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AFFORDABLE HOUSING FOR FAMILIES

Nearly 30% of households in Vancouver spend more than 30% of 

their income on housing. Increasing the housing stock will make 

housing more accessible and affordable for the average resident of 

Vancouver.

Strategic Direction 1 of the City of Vancouver’s Housing and 

Homelessness Strategy 2012-2021 seeks to increase the supply 

of affordable housing by enabling 18,000 new market rental 

housing units by 2021, 5,000 of which are to be purpose-built rental.  

The project will be a 100% purpose-built rental and will contribute 

131 units to the overall supply. 

More than half of Vancouver residents rent their dwellings, and 

the vacancy rate continues to be the lowest in Canada. In the 

Kensington Cedar Cottage Neighbourhood vacancy is less than 1%. 

Addressing this issue through rezoning is considered a key strategy 

for creating new affordable housing options for residents. 

The project meets all the criteria set out in the Moderate Income 

Rental Housing Pilot Program (MIRHPP), which has the goal 

of increasing the supply of rental and affordable housing stock 

through rezoning land that meets certain criteria regarding location, 

affordability, and form of development. Specifically:

• Affordability Criteria: 100% of the residential floor space of   

the proposed project will be rental housing.

• 20% of units will be Affordable tied to income. 

SUSTAINABILITY 

The Greenest City 2020 Action Plan aims to prepare Vancouver for 

the impacts of climate change by reducing energy use, supporting 

alternative modes of transport, decreasing waste and water use, and 

improving access to nature and local food. One of the main goals 

of the plan is to ensure that all Vancouver residents live within a 

five-minute walk of a park, greenway, or other green space by 2020. 

The proposed project is located within a couple blocks of Sunnyside 

Park and Charles Dickens Elementary School and is less than 15 

minutes walking distance to Robson Park to the west. 

Another goal set out in the plan is to encourage residents to 

travel by foot, bicycle and public transit. This is discussed further in 

the Transit Oriented section below. 

This rezoning application complies with the City of Vancouver’s 

Green Buildings Policy for Rezonings.

TRANSIT ORIENTED

Concentrating higher density development in close proximity to 

transit hubs allows people to drive less and walk, cycle, and take 

transit more.  Policy L1.1 of the Transportation 2040 Plan for the 

City of Vancouver encourages a “dense and diverse mix of services, 

amenities, jobs and housing types in areas well served by frequent, 

high-capacity transit”.

The site is located in close proximity to transit routes along 

Kingsway and transit hubs near Main Street, King Edward Avenue, 

and Knight Street.

HIGH-DENSITY HOUSING FOR FAMILIES WITH CHILDREN 

GUIDELINES

The proposal complies with High Density Housing for Families with 

Children Guidelines. 

PUBLIC BENEFITS

Public benefits are provided by this project’s contribution to 

affordability by way of supplying much needed rental stock. In 

addition, the range of housing types provided will allow for a variety 

of household configurations. The project takes advantage of its 

proximity to transit by providing reduced parking, while providing 

visitor parking, ample bike storage, and the potential for car share 

vehicles.

APPLICABLE POLICIES, BYLAWS & GUIDELINES
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SITE LOCATION
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SITE VIEWS

View east at the intersection of Glen Dr and KingswayView west along KingswayView north along Glen Dr
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3D VIEWS

VIEW ALONG KINGSWAY LOOKING EAST
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3D VIEWS

VIEW LOOKING SOUTH WEST
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3D VIEWS

VIEW ALONG GLEN DRIVE LOOKING NORTH
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