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Mount Pleasant South Apartment Area - Area A (MSAA)

• Rental buildings with 20% of the residential 
floor area as below-market rental units

• Up to 20 storeys and 6.5 FSR with 0.3 FSR for 
ground-level local-serving retail

Policy Context

Presenter Notes
Presentation Notes
Policy [slide 4]:The site is located in the Fairview South - Area A (MSAA)The Plan permits 20-storey rental buildings with 20% of the residential floor area secured as below-market units. The maximum density is 6.5 FSR with an increase of up to 0.3 FSR for ground-level local-serving retail. The Plan also allows for additional height for rooftop amenities.Plan amendments approved by Council in December 2024 allow to consider an increased building height in circumstances where it helps achieving better urban design outcomes. 



Proposal

• 18-storey mixed-use building

• 145 secured rental units (20% BMR)

• Commercial on ground floor

• FSR:  6.8 

• Height with amenity room:  62.5 m (205 ft.)

• 3 levels of underground parking accessed 
from the lane

Presenter Notes
Presentation Notes
41.8 m (137 ft.) is below the frontage of 45.7 m (150 ft.) required for a tower development. There is consideration within the Plan for narrower frontages, provided the proposal reasonably mitigates impacts to its neighbours. minor increases in density (up to 6.8 FSR) have been considered for the delivery of community-serving retail.Due to contextual factors, including a narrow site frontage and the relationship to the existing private senior’s care facility to the east, staff provided feedback to improve the tower and podium location as proposed in the original submission. 



1 Starting rents shown are calculated based on a 20% discount to city-wide average market rents as published by CMHC in the fall 2024 Rental Market Report
2 Data from October 2023 CMHC Rental Market Survey for buildings completed in 2014 or later on the Westside of Vancouver.

Below-Market vs. Average Market Rents

Below-market Rent 
in New Buildings

Market Rent in 
Newer Buildings

Average 
Starting Rents1

Average 
Household

 Income Served
Average Rents2

Average 
Household 

Income Served

Studio $1,294 $51,776 $1,902 $76,080

1-bed $1,470 $58,784 $2,306 $92,240

2-bed $2,052 $82,080 $3,372 $134,880

3-bed $2,819 $112,768 $4,434 $177,360

Presenter Notes
Presentation Notes
Rents [slide 6]:The average starting rents are shown on this table as well as the average annual household incomes they serve.Starting rents for the below-market units are to be discounted 20% below city-wide average market rents.



Public Consultation

Comments of Support:
• Location to transit
• Height, density, and 

massing along arterial
• Additional housing

Comments of Concern:
• Height and density 
• Loss of character
• Traffic and parking

Presenter Notes
Presentation Notes
Public Consultation [slide 7]:A virtual Q&A period was held from Oct 2to Oct 15 of 2024, and 50 pieces of correspondence were received. Support was expressed for the addition of much needed rental housing, appropriate height and density of the area and the location being close to future transit.Concerns were related to height, density and massing, traffic and parking, and neighbourhood character.



Height, Density, Massing
• Consistent with Plan
• Close to transit, schools, services and shopping amenities

Traffic and Parking 
• Parking per Parking By-law
• Well served by public transit and within 400 m to future subway station
• Transportation Demand Management Plan (TDM) at Development Permit stage
• Street improvements and new signal for pedestrian safety and access

Neighbourhood Character
• Consistent with form of development in the Plan
• Conditioned tower and podium location to improve interface with neighbouring sites

Response to Public Feedback

Presenter Notes
Presentation Notes
Response to Concerns [slide 8]:In response to public feedback: Regarding Height, density and massing – The proposed height, scale, uses and density are consistent with the intent of the Plan. As for traffic and parking, the application meets the expectations of the Parking By-law. Staff anticipate an overall reduction in vehicle trips with the completion of the Broadway Subway.In terms of neighbourhood fit, this application meets the form of development anticipated by the Broadway Plan, which seeks to incentivize new housing options in close proximity to rapid transit, shopping, services, and amenities



Public Benefits

City-wide Development Cost Levies (DCLs) $87,252

Utilities Development Cost Levies (DCLs) $1,585,628

Public Art $215,789

Total $1,888,669

Rental Housing
• 145 rental units, 20% below-market rental units

Presenter Notes
Presentation Notes
Public Benefits [slide 9]:The public benefits accruing from this application are the rental and below-market units. The DCL and public art contribution are estimated to be approximately just over 1.8 million dollars. The applicant has also requested a 100% waiver of the City-wide DCLs for the residential floor areaThe site was not subject to a CAC review as the below-market rental units off set any land lift. No CAC is required. 



Conclusion

• Proposal meets intent of the 
Broadway Plan

• 145 rental units of which 20% 
are below-market rents

• Staff recommend approval, 
subject to Appendix B

Presenter Notes
Presentation Notes
Conclusion [slide 10]:In conclusion, this proposal aligns with the Broadway Plan and advances the City’s rental housing targets by delivering 145 rental units with 20% of the residential floor area secured for below-market rental units. Staff recommend approval of this application, subject to the Conditions outlined in Appendix B of the Report. Staff and the applicant team are available to answer questions. Thank you.



END OF PRESENTATION

slides after this are for internal use only, 
please do not post slides beyond this point



Block Development Scenario
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Presenter Notes
Presentation Notes
Senior’s care facility:Recently built in 2002, below min site frontage at 100 ft, upper level link to southern wing =  unlikely to redevelop as a tower32 ft sideyard setback to PL. Proposal:E: 33 ft tower to PL, 20 ft podium to PL- total of 65 ft separation between bldgs, test-ft expanded from 50 ft separation for original RZ submission W: 15 ft tower to W PL, 8 ft podium to PL



Form of Development - Continued

• Proposal conditioned form of 
development by relocating 
the tower and podium 
location, resulting in an 
improved interface to 
neighbouring sites. 

Presenter Notes
Presentation Notes




Form of Development – Lane Access

Presenter Notes
Presentation Notes




Form of Development - Shadowing

• Proposal does not 
shadow parks, 
schools, or 
playgrounds. 

Presenter Notes
Presentation Notes




Policy Context – Continued 

• Proposal is compliant with 
City’s existing rezoning 
enabling policies (i.e 
Broadway Plan)

Site Location 

• Vancouver Plan 
Neighbourhood Typology is 
Metro Core/Broadway:
Allows high-rise between   
12-25 storeys

Vancouver Plan Neighbourhood Types

Presenter Notes
Presentation Notes
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