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TO: Vancouver City Council 

FROM: Acting General Manager of Planning, Urban Design and Sustainability 

SUBJECT: Approval of the Form of Development for CD-1 (26) By-law at 2105 West 32nd 
Avenue and 4615-4701 Arbutus Street 

RECOMMENDATION 

THAT the form of development for the CD-1 (26) zoned site known as 2105 West 32nd 
Avenue and 4615-4701 Arbutus Street be approved generally as illustrated in 
Appendix C, provided that the Development Permit Board may impose conditions and 
approve design changes which would not adversely affect either the development 
character of the site or adjacent properties.  

PURPOSE/REPORT SUMMARY 
This report seeks Council’s approval for a new form of development for this older CD-1 zoned 
site to enable redevelopment of the site with townhouses. The CD-1 (26) By-law (Appendix A) 
was approved in 1963 and allowed the development of two apartment buildings on the site. The 
new form of development can be considered under the CD-1 By-law as outlined in this report.   

The Development Permit application has been submitted and is scheduled to be reviewed by 
the Development Permit Board (DPB) on April 15, 2024.  As part of the review process, staff are 
seeking Council approval of the new form of development, prior to decision by the DPB, as it 
differs from the one which is currently on the site.  

The report provides further background to support the staff recommendation. 

COUNCIL AUTHORITY/PREVIOUS DECISIONS 

• CD-1(26) (1963) 
• Rental Housing Stock Official Development Plan (updated 2021)  
• Tenant Relocation and Protection Policy (updated 2019) 
• High Density Housing for Families with Children Design Guidelines (1992) 

https://vancouver.ca/your-government/contact-council.aspx
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• Urban Forestry Strategy (2014) 
• City of Vancouver Protection of Trees By-law (updated 2023) 

CITY MANAGER’S COMMENTS 
 
The City Manager supports the staff recommendation.    
 

REPORT 

1. SITE  

The site is located on Arbutus Street close to schools, shopping, transit, and parks. It is a 3-acre 
site currently developed with two small apartment buildings constructed in 1963 and containing 
78 units, of which 33 are occupied by rental tenants and the remainder are vacant.   

 

a) Prince Of Wales Park, 4780 Haggart St 
b) Prince of Wales Secondary School, 2250 Eddington Dr, 2-storey institutional use building, 

(c.1920) 
c) Amica Arbutus Manor, 2125 Eddington Dr, 2-storey residential building, (c.1973) 
d) 4351 Arbutus St, 2-storey townhouses, (c.1977) 
e) Arbutus Care Center, 4505 Valley Dr, 2-storey institutional use building, (c.1964) 
f) 4620 Yew St, 2-storey residential building, (c.1964) 
g) Hellenic Community, 4492 Arbutus St, 2-storey institutional use building, (c.1964) 
h) Alexandra House, 4655 Valley Drive, 4-storey residential building, (c.2001) 
i) Quilchena Park, 4590 Magnolia St 
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2. BACKGROUND 

The zoning governing this site is the CD-1 (26) By-law (Appendix A) approved by Council on 
November 7, 1963.  The rezoning approval did not include form of development drawings for the 
subject site, but instead referenced the RM-1 Multiple Dwelling District of the day.  The approval 
noted that issuance of development permits should generally follow the RM-1 regulations, and 
that no building should exceed two storeys in height.  A Development Permit was issued on 
November 17, 1963, in accordance with the CD-1(26) By-law, and two two-storey apartment 
buildings were subsequently constructed at a density of approximately 0.45 FSR. 

In December, 2021, Cressey Development Group entered into talks with the Director of 
Planning to explore the potential for redevelopment of the site with new townhouses under the 
old CD-1 (26) By-law.   During this review, it was discovered that the RM-1 District Schedule 
referenced in the CD-1 By-law was repealed in 1983.  Based on this information, and other 
ambiguities, staff determined that, while a two-storey height limit is clearly applicable to the site, 
the reference to the RM-1 District would be unenforceable and not the appropriate tool to guide 
redevelopment of the site.    

As such, the review of the new townhouse proposal (density and form of development) would be 
based on best urban design practices for townhouse projects, applicable Citywide policies, and 
Urban Design Panel recommendations.  A new rezoning application was not required because 
the two-storey townhouse proposal was seen to be compliant with the applicable aspects of the 
old CD-1 Bylaw to provide two-storey multifamily housing.  The applicant was advised of this 
decision in a letter from the Director of Planning on February 10, 2023 (Appendix B). 

3. PROPOSAL 
 
The proposal (Appendix C) is to redevelop the site with twenty new townhouse buildings in a 
courtyard configuration to replace the two existing apartment buildings. The new townhouse 
buildings are proposed to contain 102 dwelling units. This includes 69 strata units and 33 rental 
replacement units as required by the Rental Housing Stock Official Development Plan.  The 
proposed density is 1.23 FSR.   
 

Overall Site Plan 
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4. STRATEGIC ANALYSIS  
 
The proposal is compliant with the applicable regulations in the CD-1 (26) By-law (i.e. the  
height limit of 2 storeys). 
 
The proposed configuration and density (~1.2 FSR) is consistent with courtyard  
townhouse projects citywide.  
 
Urban Design Panel 
 
The proposal was reviewed by the Urban Design Panel on January 24, 2024.  The Panel 
recommended resubmission with design development to improve the proposed form of  
development and staff agreed with this recommendation.  A revised proposal was submitted on 
March 7, 2024. Staff have assessed and supported the revised proposal, noting that it has 
responded to the Panel’s consensus on key aspects needing improvement (Appendix D). 
 
5.  PUBLIC NOTIFICATION 
 
A development permit information sign was installed on the site on January 12, 2024, and  
approximately 1,017 notification postcards were distributed within the neighbouring area. 
Notification, application information, and an online comment form were provided on the City’s 
Shape Your City Vancouver platform from January 12 to 26, 2024. There were 337 online 
participants, of which three provided comments. Comments provided to date were related to the 
size of the nearby playground; the potential for additional rental units beyond the replacement of 
the existing rental units as per City policies; and exploring any potential for additional density.  
 
6. PUBLIC NOTIFICATION 
 
The proposed townhouse redevelopment is located on an arterial street close to schools,  
shopping, transit, and parks, and provides much-needed, ground-oriented housing for  
families in alignment with City goals. Staff have evaluated the proposed form of 
development and recommend Council support, subject to conditions which may be imposed 
by the Development Permit Board.   
 

* * * * * 
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Appendix A
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Appendix B 
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Appendix C 
Applicant-initiated Updated Design Drawings 

March 7, 2024 
 

Overall Site Plan 
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Landscape Plan 

 
Streetscape and Building Elevations 
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Detailed Building Elevation 

 
 
 
 
 

Parking Level 
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Appendix D 
Applicant’s Response to Urban Design Panel Consensus Items 

 

UDP Consensus Item Site needs a greater level of both physical and visual 
permeability throughout. 

Applicant Response Progress design drawings (March 7, 2024) indicate improved 
porosity and overall building arrangements. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  

 

UDP Consensus Item Provision of more significant and meaningful outdoor gathering 
spaces and on-site. 

Applicant Response Progress design drawings (March 7, 2024) indicate provision of 
co-located indoor and outdoor amenities. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  

 

UDP Consensus Item Consider greater variety of materiality and architectural 
expression throughout the development. 

Applicant Response Progress design drawings (March 7, 2024) indicate higher 
degree of visual and architectural variety. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  

 

UDP Consensus Item A general consideration for enhanced accessibility is important 
throughout the site, in particular, access from the public realm to 
the site. Pathways should be accessible; and stairs on the 
pathways should be eliminated. 
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Applicant Response Progress design drawings (March 7, 2024) improved access and 
circulation throughout the development. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  

 

UDP Consensus Item Termination and intersection of the exterior pathways both 
internally and at the intersections with the street should be 
celebrated with some meaningful elements to encourage pause 
and gathering. 

Applicant Response Progress design drawings (March 7, 2024) indicate development 
of the pathways’ terminus at the street. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  

 

UDP Consensus Item Provide greater equity in parking ratios and other amenities 
between market and rental units. 

Applicant Response Progress design drawings (March 7, 2024) indicate amenities 
provision for both tenures. 

Staff Assessment Staff are satisfied the UDP Consensus Item is addressed.  
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