
PH1 - 6. CD-1 Rezoning: 1405 East 15th Avenue and 3047-3071 Maddams Street - OPPOSED

Date 
Received

Time 
Created Position Content Name Organization Contact Info Neighbourhood Attachment

07/06/2021 16:21 Oppose See attached word doc with my comments and Pro forma for last project in area and Colliers Cap Rate 2020 Grace MacKenzie Kensington-Cedar 
Cottage APPENDIX A

07/06/2021 16:21 Oppose To high and against City' own planning policy. Joanna Walton Kensington-Cedar 
Cottage No web 

attachments.

07/06/2021 16:38 Oppose How about build it in Dunbar-Southlands, Kerrisdale, Fairview, Riley Park, the West End as opposed to aleays 
being in Kensington-Cedar Cottage / East Vancouver. David Clarke Kensington-Cedar 

Cottage No web 
attachments.

07/06/2021 16:39 Oppose

This is further to the July 4 email from CCAN which sets out the specifics of our strong neighbourhood opposition 
to this development. This is development #3 of this type within 10 blocks, and it is based on an inaccurate staff 
report and contrary to city policy allowing 2 within 10 blocks. The policy was established for a reason: to avoid 
overwhelming the neighbourhood amenities and utilities and exacerbating parking problems, congestion on 
streets and in John Hendry Park. As an owner and resident of the area, I can confirm: the neighbourhood is 
already overwhelmed. And I have these questions: How and why does the city create and then disregard its own 
policy at will' And why does the City rely on inaccurate staff reports' And with respect to the indications of support 
from people in Southlands, Dunbar, etc., why would the City put weight on support from people on the West side 
with respect to an East Van development' And really, why are they taking it upon themselves to voice support for 
East Side development' Clearly, a decision that affects current and future residents of this neighbourhood cannot 
be rushed into by Council on the basis of flawed information from staff and support from the denizens of far-flung 
neighbourhoods. These developments need to go back to the drawing board, and be more strongly informed by 
what we, the actual neighbourhood, are living and experiencing, and which leads a large contingent of us to 
strongly oppose the plans in their current form.

Patricia Struyk Kensington-Cedar 
Cottage No web 

attachments.

07/06/2021 17:36 Oppose Attached are: our comments in a word document; and the easement document from Land Title; and the 
easement from Vanmap; the 2 within 10 blocks radius drawing

Mr. Bob Straten, Secretary 
for CCAN

Kensington-Cedar 
Cottage APPENDIX B
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Hello Mayor and City Councillors 

The Public Hearing Council agenda show the number of people who support and oppose the 
project at 1405 East 15th Avenue and 3047-3071 Maddams.  

The majority of names listed in support are from the following industries: 

• Investment Groups
• Colliers (real estate)
• Rain City (hired by the City to manage housing)
• Real Estate companies
• Capital Corporations
• Investment Brokers
• Construction Companies
• Development Companies

The interest by these types of companies tells me that these "affordably housing" projects are 
lucrative to this sector in society.  

I have attached the Pro Forma for the 'affordable housing'  building at East 18th and 
Commercial to show Council how lucrative that building was. The CAP Rate for that project was 
7%.  It provided much more parking than this project will, therefore the project at 1405 E 15th 
and Maddams will be even more profitable to this developer.  

The current Vancouver Cap Rate for low to high-rise multi-family buildings is between 2.75 % and 4.25 % 
I've attached a doc with the Colliers website that shows this rate. 

I do hope you ill consider all this information. 

Thank you  

Grace MacKenzie from Cedar Cottage 
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RENTAL INCOME PRO FORMA                    3365 Commercial Drive                                     May 5, 2015
Type of unit Studio 1 bed 2  bed 3  bed
Number of units 25 45 32 10
Size of units 431 597 778 942   sq ft
Total rentable area 10,775 26,865 24,896 9,420 71,956 sq ft
Rent/Month (CMHC) $1,242 $1,561 $1,972 $2,465
Monthly Income Total $31,050 $70,245 $63,104 $24,650 $189,049
÷ rentable area  ÷71,956  sq ft
Monthly Income from rentals (from calculation above) $2.63 per sqft
Deduction for vacancy rate $0.05
Net Monthly Income from rentals $2.58 per sqft
Rental Expenses
Suite Cleaning and Turnover Expenses $0.18
Management Fees $0.15
Property Taxes $0.12
Insurance, Maintenance and Utiities on common areas $0.30
Other / Contingency $0.05
Total Expenses $0.80
Net Monthly Operating Income ($2.58 - $.0.80) $1.78
Net Yearly Operating Income ($1.78 x 12) $21.36 per sq ft
Net Yearly Operating Income Total  ($21.36 x 71,956) $1,536,998
Construction Expenses
Construction costs (Altus Costguide 2015) $185.00 per sq ft
Less 10% for woodframe construction $18.50
Net Construction Costs $166.50 per sq ft
Construction Financing $14.00
Municipal Permit Charges $2.00
Consultants $11.00
Management through approvals and construction $6.00
Land Holding Costs through Approvals and Construction $10.00
Holding costs through initial lease up $5.20
Total Construction and Lease up costs $214.70 per sq ft
Gross building area sqft (includes units, storage, hallways, etc) 81,827 sq ft
Cost to build (81827 x 214.70) $17,568,257
Less parking relaxation (39 spaces @ $25,000 est) $975,000
Net cost to build $16,593,257
Cost of land $6,970,000
Total cost (land + construction) $23,563,257
Years to recoup investment (Total Cost÷Yearly Net income) 15.33 years
Actual Capitalization Rate 6.52%
Standard Cap Rate for Rental Greater Vancouver 2015 (Colliers) 4.00%
Bonus to developer  (6.52-4.00x100-100) above typical market return 63.00%
Community Amenity Contributions $0.00
Impact on neighbourhood: loss of green space, traffic and parking congestion
References
Colliers International  http://tinyurl.com/qccq6vt
CMHC http://tinyurl.com/lv29jxs
BTY Group  http://tinyurl.com/pngtjr3
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Hello Mayor Stewart and City Council 

RE:  CD-1 Rezoning: 1405 East 15th Avenue and 3047-3071 Maddams Street,  Public 
Hearing July 6, 2021 

We are residents and business owners from Cedar Cottage. We are the Cedar Cottage 
Area Neighbours (CCAN) with 83 members. 

We are opposed to this rezoning as presented through the “Affordable Housing Policy” 
(AHC Policy).  We ask that you not approve it based on our objections as we state 
below. 

The staff report to Council for this project says, on page 4:  
https://council.vancouver.ca/20210608/documents/rr5.pdf 

Rezoning applications considered under the AHC Policy must meet a number of criteria such as 
providing 100% of the residential floor area as secured rental housing, fitting contextually with 
neighbouring development and meeting location requirements. The subject site is located on an 
arterial and within 500 m of a local shopping area, where six-storeys buildings may be 
considered under the AHC Policy.  

This project is not on an arterial. There is a lane and City easement between this 
proposal and the arterial.  All development over the easement is disallowed since 1963 
into perpetuity. Attached is the easement document from Land Title that shows this.  

The block faces for this project are on East 15th Avenue and Maddams Street, NOT the 
arterial.  The City says that if a lot faces off an arterial, within100 m from an arterial, 
then it can only at most be built to 4 storeys. Following is the link to the AHC Policy, see 
page 2:   https://bylaws.vancouver.ca/bulletin/policy-rezoning-affordable-housing-
choices.pdf   

Below is a excerpt including the City's definition of a block face: 
(See attached 'location...'  picture) 

The other issue is the fact that there are already 2 of these projects within 10 blocks of 
each other on ANY arterial.  That's the City policy and it says that only two can be built 
to maintain neighbourhood character and this project will make three.  

Below, A & B, explain what our issues are with this project under AHC Policy. 

A. Following is the Council Report that states the '2 within a 10 block rule' on any
arterial, NOT just on the same arterial:
http://former.vancouver.ca/ctyclerk/cclerk/20121003/documents/ptec20121003min.pdf
The Council Report on housing affordability says (on page 5 of 13):
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Action 1: Implement an Interim Rezoning Policy that increases affordable housing choices in 
Vancouver’s neighbourhoods  
• The maximum number of affordable housing rezoning applications be 20, and limited to 2 
within ten blocks on any arterial, to maintain neighbourhood character;  

   There are already 2 of these types of projects within 10 block of each other on 
arterials and also within a 10 block radius.  There is one across the street from this 
proposal and a second one 7 blocks from the proposal; following are the addresses to 
the projects already built: 

  3120 to 3184 Knight  

  3365 Commercial Drive and 1695 to 1773 East 18th Avenue 

  
B.  The fact is that in the Council report where the last one of these projects was built in 
our area just off an arterial, that report relied on the point that there would be no more of 
these in a 10 block radius.  If the City is going to use that reasoning for that project then 
the same reasoning should be used for this new project.  Again, this project will make 
too many of these projects in an area. Attached is a picture showing the 2 within a 10 
block radius. Following explains this point: 
  
The City has already validated the '2 within a 10 block radius rule' because they used it with the 
Rezoning at 3560-3570 Hull Street which is off an arterial and referred to the rezoning at 
Commercial Drive & East 18th Avenue as the second project. Following is the link to that report 
for the Public Hearing of July 10, 2018 which shows this, please read page 5:    
https://council.vancouver.ca/20180619/documents/p2.pdf 
  

A maximum of 20 applications are permitted under this policy, and no more than two projects 
within 10 blocks along an arterial street. This is the second rezoning application within a 10-
block radius (the first one approved was at 18th Avenue and Commercial Drive), thereby 
neutralizing this portion of Commercial Drive and the Victoria Diversion from future AHC 
applications.  

  
CCAN feels that the Corporate Policy AE-028-01, Code of Conduct of Feb 9 2021 is not 
being followed, especially we are relying on the fact that staff must follow the 
established policies. Following is the code link and what it says staff must do:   
https://policy.vancouver.ca/AE02801.pdf 
  
7.3   Staff are expected to:       • Give effect to the lawful policies, decisions and practices of 
Council, whether or not the staff member agrees with or approves of them 
  
  
Page 7 of the Council Report says staff have analyzed the proposal against the RT-2 
District Schedule.  We assert that the intent with development in this area is to analyze 
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the effect on adjacent properties and the character of the area.  This development is in 
fact a 7 storey building in an area of single family houses and therefore the massing and 
density is not compatible with the neighbourhood. 
  
This proposal will create extreme shadowing on the houses to the north of the proposal.  
If an amenity area is put on the roof this will create overlook to the houses and a lot of 
noise given there will be 82 units using this space.  
  
Further, all the affordable housing buildings built in this area over the last few years 
have had vacancy signs up ever since they were built.  This shows us that too many 
units are being built in our area for the demand. 
  
  
Thank you for considering our input.   
  

Yours truly, 
Mr. B. Straten, Secretary 
On behalf of CCAN members (Cedar Cottage Area Neighbours)  
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