
1425-1451 East 12th Avenue 

Stephen Bohus, BLA, Grandview-Woodland resident and renter 



Open House panel on City’s Grandview-Woodland Community Plan 

  

Modest relaxations 
for height and 
density (only) 
subject to fit with 
neighbourhood 
context (7.1.3) 



City of Vancouver’s Grandview-Woodland Community Plan (GWCP) 
(Policy Report, Open House, Rezoning Centre Webpage, Info sign) 

Let’s examine Section 6.7.2  
of the plan  (pp. 114-117 of PDF) 

 



City of Vancouver’s Grandview-Woodland Community Plan (GWCP) 
 

Plan passed in July 2016. 
This site at that time 
‘currently zoned’ as RT-5N 
 
Review policies for this site 

 
Previous zoning map 



Review policies for this site (GWCP) 

Minimum 80 ft. separation between buildings (24.3m) 
 

 

Rezoning has ~ 35 ft. separation between the two buildings (both exceed 60 ft. in 
height). It does not meet policy (80 ft.) 



Review policies for this site (GWCP) 

Maximum 6,500 ft.2 floor plate (6th Floor) 
 

 

1451 East 12th Avenue floorplate 
area does not meet policy. 
 
8,921 ft.2 exceeds maximum of 
6,500 ft.2 



Review policies for this site (GWCP) 

Maximum 6,500 ft.2 floor plate (6th Floor) 
 

 

1425 East 12th Avenue floorplate 
area does not meet policy. 
 
7,678 ft.2 exceeds maximum of 
6,500 ft.2 



 Rear yard setback does not meet policy. 

Review policies for this site (GWCP) 



 Rear yard setback does not meet policy. 

Other recent rezonings that did not meet GWCP policy: 
 1535 Grant Street 
2025 East 12th & 2776 Semlin 
 

1st and Clark 
2209-2249 East Broadway 
 

Review policies for this site (GWCP) 



This is 6-storeys at street level 

Kingsway has wider a street right of way than East 12th Avenue 



  

Issues with Rendering: no reference, before or after.  
This image cannot be reproduced in the field with a camera. 

Taken from behind a hedge (not sidewalk), see photo. 

Not eye level. 
Very wide angle 

view. 
 

Rendering is not 
a true 3-point 
perspective. 



  

Rendering produced from behind a hedge (not sidewalk). 
This is the hedge on East 12th Avenue across from rezoning site 



  

This is a real photo taken with a fisheye lens; would it be 
suitable for communicating a design proposal with the public? 

Compare  photos 50mm lens 
and 24mm wide-angle: 



  

Photo: 50mm lens (more photos at end of presentation for context) 



Open Questions 
How many tenants currently occupy the two buildings? 
  Average rent now is $750. What would this be on return? 
  Are units a 1:1 replacement in area? Where will current tenants go? 
What rents are proposed (for all units)? 
It there any monitoring in place wrt to renting only to 55 years or 
older (requirement that at least one member of household)? 
What monitoring is there to check rents over time? 
CAC & DCL waivers (are there further calculations, pro-formas?) 
 

  

Parking 
How will 25 Residential parking spaces (out of 33) work out for 157 
units? There’s no parking on East 12th Avenue. Will the City issue 
street parking permits? How many parking spaces would normally 
be allowed? 



 
 

  

Open Questions 
What kind of impact & precedent 
could this set for the housing units 
at 1400 East 11th Avenue? How was 
the property first acquired? 
 
Could there be a more robust 
shadow study undertaken? 
 
Are there plans to widen East 12th Avenue? (impacts on site) 
Could it be possible to save more of the mature trees? 
 
What procedures can be put in place to make sure that complete 
information about policies such as the GWCP is communicated? 
 
72,000 dwelling units predicted by staff over 10 years – on what 
basis? This is about twice StatsCan’s measured numbers. 



Former Creek goes through site 

  

Trout Lake to False Creek 
(stream), now sewer R.O.W. 
 
Chance to recall former 
stream on site? 
Daylighting? 
 
Seismic safe concerns 
(building over fill) 
 

Bridge at Broadway 
 



 
 

  

Summary 
Rezoning fails to meet GWCP policy (minimum 80’ building separation, 
max. 6,500 sq. ft area (top floor), minimum 30’ rear yard setback) 
Many concerns raised about fit in context, site conditions (former 
Creek / now sewer R.O.W.), precedent 
If staff believe that an application has merit, but it does not follow 
policy, can they just state this clearly for the record? 
. 



DCL waiver: $2,285,171 
 
Pace of change (will there be an update as per the plan?). 
 
Code of conduct 
Accountability; includes acts of 
commission & omission 
 

  



3D computer context (aerial photo only) 

  
East 12th Avenue is a relatively narrow street for an arterial. 
Need to look at human scale and experience from the street 



Computer model previously released by CoV (additional records via 
FOI from City’s 3D building model in this part of Vancouver would 

very useful for independent analysis) 

  
Will the City commit to OpenData for 3D Buildings and Terrain? 
Will FOI access be allowed again without help from the OIPC? 

 



  

  

The Citizens Assembly (CA) Final Report was presented in June 2015 
complete silence from staff for a year (refused to give any updates) 
FOI department stonewalled requests for draft plan updates. 
Draft Plan released in June 25, 2016 see (vancouver.ca/grandviewplan) 
Plan passed on July 28, 2016 by Vision majority (referral motion defeated) 

Staff went against key recommendations by Citizens’ Assembly. 
The reality is that the ‘Community Plan’ is a staff plan for Grandview-
Woodland. 

Citizens’ Assembly recommendations 2015 



  
  

Plan passed July 28, 2016 
Four years later: no review as promised 
Section 7.1.5 GWCP: 
 

No review done by July 28, 2019 
A review needs to be done by an independent 
3rd party (not staff) with full participation by the 
community 
 
 
 



  

  

on GWCP policy conflicts, see also: 

1535 Grant Street 
Plan was not followed: 
The minimum requirements listed in the policy for consideration for rezoning 
in the Grandview-Woodland Community Plan are simply not met. Section 
6.4.1 applies to this site in Britannia Woodland (residential core, policy from 
p. 82):  
 
 Consider applications for 100% secured rental housing (unless otherwise 
noted), as follows:  
        ○  Height: up to 6 storeys.   
        ○  Density: up to 2.4 FSR.   
        ○  Site frontage: 15.1 m (49.5 ft.) (minimum) to 61 m (200 ft.) 
(maximum).   
        ○  Setbacks: Front 6m (20ft.) / Side2.1m(7ft.) / Rear6m(20ft.).   
        ○  Require ground-level access for first floor units.   
 
 
 
Setbacks: Front 6m (20ft.) 
 
The 1535 Grant Street rezoning 
application had a 12ft. Front yard setback 
 
and not 20ft as per the plan policy 
Issues again with setback at E12th & Semlin 
and 1425-1451 East 12th 



Site Photos 

  



Site Photos 
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