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02/26/2022 17 50 Support

I am writing this letter in support of the development proposal located at Oak Street and West 37th Avenue. I 
support this project because it will help contribute to the number of townhomes in the city that families desperately 
need. Most families can not afford the aging single-family homes that sit on this property. By changing the zoning 
to townhomes, it gives young professionals like myself the opportunity to continue to reside in the City I grew up 
in. I also believe that townhomes are a great fit for the neighbourhood. There are several townhouses around this 
location, and a tower would not be consistent with the neighbourhood feel. Especially because it's across from 
Van Deusen gardens and other single-family homes.

Natalia Rohraff nknown No web 
attachments.

02/28/2022 10 30 Support

I am writing this letter in full support of the townhouse development at 5327 ' 5466 Oak Street and 1006 ' 1008 
West 37 Avenue. Vancouver needs other types of housing besides multi-million dollar homes or apartments. We 
need housing that is more affordable and designed for families that have children. This townhouse proposal is a 
reasonable way to meet the needs of families. I would also like to add that the Provincial Housing Minister David 
Eby, has recently identified that extremely slow Planning Departments and NIMBY politics are the primary causes 
of the housing affordability crisis. I did some research and found many articles that backed up Mr Eby's 
comments. I have attached the following documents from a diverse set of opinions: ' UBC Report: Housing 
Unaffordability Blamed on Red Tape ' Scotia Bank: Red Tape ' Not Greedy Companies is the real cause of the 
Housing Crisis, and ' A progressive Vancouver Based Urban Planning Company called Happy City: There's 
Plenty of Room For Affordable Housing in Canadian Cities. We Just need to legalize it. The City of Vancouver has 
an Official Community Plan that took years to develop. Then the Cambie Neighbourhood Plan took many years to 
complete. After that was all done, the zoning is still not in place. A few more years are needed to a DP and then 
waiting for a BP. If you look across North America, the cities with the longest convoluted permitting process have 
the most unaffordable housing costs We need housing now not in a few years. Not only do I support this family-
oriented housing, I support fast tracking the project to ensure this gets built as quickly as possible. Dave Ransier

Dave Ransier owntown APPENDIX A

02/28/2022 14 32 Support

To Mayor and Council, As the Executive Director of the Jewish Community Centre - (JCC), which is located a 5 
minute walk from the proposed rezoning for this site at Oak adn 37 Avenue, I am writing to provide our support for 
the redevelopment of 7 lots to 70 townhomes. We support this project as it will provide the opportunity to house 
70 families - families who might choose to become members of the JCC, or families who already are members 
and will have an opportunity to live closer to the JCC. As long-time members of the community, we know that this 
is a great neighbourhood for families to move to, due to the desirable schools, parks, and other amenities such as 
the CC, so we happily welcome new families to the area. We hope that Mayor and Council will support the 
proposal to move forward. Thank you, Elad Goldfarb

Eldad Goldfarb nknown No web 
attachments.

02/28/2022 14:49 Support This is a very nice townhouse project that will benefit the community. This will definitely increase the housing 
supplies to the neighborhood. Brian Tsang arpole No web 

attachments.

02/28/2022 14 50 Support Please see the attached letter to support the rezoning of 5327 ' 5466 Oak Street and 1006 ' 1008 West 37 
Avenue. Steve Elias nknown APPENDIX B
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thought	our	six-storey	building	was	downright	handsome.

How	did	our	beloved	urban	village	become	someone	else’s	image	of	a	capitalist	hell?

The	question	cuts	to	the	heart	of	Canada’s	housing	crisis.	Home	prices	and	rents	have

skyrocketed	across	the	country.	Young	professionals	can’t	afford	to	buy.	People	at	the

bottom	end	of	the	income	spectrum	can’t	afford	to	rent	near	work	or	school.	Thousands	of

people	are	being	pushed	onto	the	streets.	Meanwhile,	Canada,	which	depends	on

immigration	to	drive	the	economy	and	support	aging	boomers,	plans	to	welcome	more	than

430,000	new	immigrants	this	year	alone,	all	of	whom	will	need	homes.

We	desperately	need	more	housing	to	catch	up	with	demand 	Where	should	those	homes	be

built	and	what	should	they	look	like?

I’ve	spent	the	past	15	years	trying	to	figure	out	how	urban	design	influences	human	well-

being	(a	journey	I	partly	document	in	my	book,	Happy	City).	My	research	has	led	me	to

believe	that	solutions	to	the	housing	crisis	need	to	address	not	just	the	cost	of	housing	but

the	effect	that	various	approaches	have	on	people’s	health	and	happiness.
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Many	of	these	supertall	buildings	do	offer	housing	close	to	shops,	services	and	jobs.	And

some	people	love	tower	living.	But	in	an	increasingly	lonely	world,	these	environments

often	fail	as	social	machines.

It’s	a	problem	of	scale 	The	evolutionary	anthropologist	Robin	Dunbar	found	most	people

have	a	limited	capacity	to	recognize	faces	and	determine	who	we	can	trust	on	a	day to day

basis 	When	we	are	forced	to	share	semi private	spaces	with	hundreds	of	neighbours 	we

tend	to	retreat	from	one	another

Surveys	show	people	living	in	tall	towers	report	knowing	fewer	neighbours	and	doing	fewer

favours	for	each	other	than	people	who	live	closer	to	the	ground.	Their	children	tend	to	be

more	anxious	and	less	healthy.	Tower	residents	are	actually	the	most	likely	to	report	feeling

both	lonely	and	crowded	at	the	very	same	time.
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If	the	extremes	–	more	sprawl	or	supertall	towers	–	aren’t	ideal,	how	and	where	can	we

create	housing	that	combines	both	affordability	and	social	connectedness?

That	was	the	challenge	faced	by	members	of	our	co-housing	group.	There	was	no	way	that

most	of	us	could	afford	to	live	in	detached	homes	in	Vancouver,	where	the	average	house

price	has	shot	past	$1.9-million.	We	didn’t	want	to	move	to	a	condo	tower	where	we	would

share	elevators	with	hundreds	of	neighbours.	Nor	did	we	want	to	leave	our	beloved	city.

Our	solution?	We	bought	three	detached	homes	in	East	Vancouver	and	made	our	own

vertical	village.	Since	land	was	so	expensive,	we	had	to	build	a	six-story	building	with	25

apartments	to	make	it	affordable	for	our	members.	We	designed	small	apartments	so	we

could	also	infuse	the	building	with	shared	amenities	such	as	a	dining	hall,	a	music	room,	a

guest	room,	and	two	shared	gardens.

It’s	been	almost	a	year	since	we	moved	in.	Little	Mountain	Cohousing	really	does	feel	like	a

village.	Dr.	Dunbar	would	approve	of	the	scale	of	our	community:	I	know	the	names	of	all

50	of	my	co-housers.	We	dine	together	two	or	three	times	a	week.	We	drop	off	meals	for	sick

neighbours.	Volunteers	provide	after-school	care	for	other	people’s	children,	saving	families

hundreds	of	dollars	a	month.	We	are	good	neighbours,	too:	A	few	months	after	settling	in,

our	members	brought	the	rest	of	the	street	together	for	the	street’s	first	outdoor	Halloween

party.

That’s	why	Roger	and	I	were	so	puzzled	to	see	our	building	featured	in	that	anti-

development	flyer	from	the	Upper	Kitsilano	Residents	Association.	I	managed	to	track	down

one	of	the	association’s	directors	(and	the	flyer’s	co-author)	to	tell	her	about	the	project

behind	their	photo.	Evelyn	Jacob	explained	she	lived	in	a	detached	character	home	in
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Ms 	Jacob’s	concern	went	beyond	aesthetics 	She	argued	new	housing	tends	to	be	so

expensive	that	it	only	worsens	the	affordability	crisis

That’s	a	common	concern	in	discussions	about	new	development.	Apartments	in	new

buildings	are	almost	always	more	expensive.	But	economists	who	study	the	issue	say	we

should	be	looking	beyond	the	walls	of	any	single	building	to	the	systemic,	citywide	effect	of

new	housing.

A	flurry	of	recent	studies	have	shown	new	supply	 	even	market rate	housing	 	reduces	the

cost	of	housing	in	general 	Take	our	co housing	building	as	an	example 	We	made	room	for

50	people	on	land	that	previously	housed	fewer	than	10 	(Detached	homes	in	our

neighbourhood	are	selling	for	between	$2 5 million	and	$3 5 million 	A	two bedroom

apartment	in	our	building	cost	about	$655 000	 	which	may	not	be	cheap 	but	it’s	well

below	market	rates	in	Vancouver )	But	here’s	the	real	power	of	our	building:	Most	of	us	had

moved	from	rental	homes	to	our	new	apartments 	Then 	in	a	phenomenon	known	as

filtering 	other	people	found	housing	in	our	vacated	rental	units 	leaving	their	own	units
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Towers loom behind people playing pond hockey at Vanier Park in Vancouver. Average house prices in the

city are in excess of $1.9-million.

DARRYL DYCK/THE CANADIAN PRESS

A	ban	on	affordability

Most	cities	are	bound	by	decades-old	exclusionary-zoning	rules	originally	designed	to	keep

poor	people	out	of	favoured	districts.	It’s	still	illegal	to	build	multifamily	housing	in	most

urban	neighbourhoods	in	Canada 	In	Toronto 	two thirds	of	residential	land	is	reserved	for
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Look	at	the	zoning	maps	of	most	municipalities.	Renters	are	being	pushed	onto	large

arterial	roads	because	that’s	the	only	place	we	are	allowed	to	build	new	purpose-built

rental,”	said	Jill	Atkey,	chief	executive	officer	of	the	BC	Non-Profit	Housing	Association.

Ms.	Atkey	points	out	that	senior	levels	of	government	have	underfunded	social	housing	for

a	generation.	BC	alone	is	short	more	than	100,000	social	housing	units.	Ms.	Atkey’s	first

priority	is	to	get	that	social	housing	funded	and	built.	But	the	exclusionary	zoning	that

protects	single-family	neighbourhoods	has	put	her	non-profits	in	a	perverse	position:	In

order	to	build	more	affordable	rental,	they	have	to	tear	down	existing	affordable	rental	in

scarce	apartment	zones.

“Opening	up	our	single-family	zoning	for	four-	to	six-storey	apartment	buildings	–	both

non-profit	and	market	housing	–	would	ease	the	pressure	on	the	affordable	areas	in	the

city,”	she	said.	“It’s	just	a	fundamental	question	of	equity.	When	more	and	more	people	are

being	pushed	out	of	home	ownership,	there	should	be	more	options	for	renters	all	over	the

city.”

Ms.	Jacob	and	Ms.	Atkey	agree	on	one	thing:	When	cities	rezone	single	parcels	or	small	areas

of	land	to	allow	taller	buildings,	property	owners	end	up	selling	their	land	for	windfall

profits	and	the	resulting	housing	is	really	expensive.
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townhouses	up	to	six-storey	apartments,	almost	everywhere.	“When	cities	only	upzone	land

on	a	spot	basis,	they	just	enrich	existing	property	owners,”	report	author	Shane	Phillips	told

me.

“If	developable	land	was	no	longer	scarce,	property	owners	would	no	longer	hold	all	the

cards.	They	would	not	be	able	to	demand	more	from	developers	than	they	would	from

typical	homebuyers.”

Some	governments	have	begun	to	take	baby	steps	in	this	direction.	This	month,	the	Ontario

government’s	Housing	Affordability	Task	Force	recommended	the	province	force	cities	to

allow	buildings	with	up	to	four	units,	everywhere.	And	Vancouver	recently	allowed	rental

apartment	buildings	of	up	to	four	stories	within	200	metres	of	shopping	streets.

These	measures	are	a	long	way	from	the	systemic	change	Mr.	Phillips	advocates.	Up-zoning

entire	cities	to	permit	medium-dense	housing	would	bring	down	land	costs	for	anyone

providing	new	housing.	It	would	allow	mom-and-pop	entrepreneurs	to	compete	with	the

global	developers	now	shaping	urban	life.	It	would	slow	the	pace	of	sprawl.	And	it	would

give	more	people	the	ability	to	live	in	healthy,	connected	neighbourhoods.

Ironically,	it	would	also	reduce	the	need	for	the	taller	apartment	towers	that	neighbourhood

groups	hate	so	much.	Had	Vancouver	allowed	medium-dense	housing	everywhere,	Mr.

Phillips	insists	my	co-housing	group	wouldn’t	have	had	to	pay	so	much	for	our	land.	Our

apartments	would	have	been	cheaper.	Alternatively,	we	could	have	taken	advantage	of	that

cheaper	land	and	constructed	a	lower	building	that	may	have	been	less	of	a	bother	to

people	worried	about	neighbourhood	character.

That	way,	our	home	would	not	have	become	the	poster	child	for	other	people’s	fears	about

the	future
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