
 
 

 

 
 

 REFERRAL REPORT 
 

 
 Report Date: May 26, 2026 
 Contact: Neil Hrushowy 
 Contact No.: 604.829.9622 
 RTS No.: 18230 
 VanRIMS No.: 08-2000-20 
 Meeting Date: June 2, 2026 

 
 

TO: Vancouver City Council 

FROM: General Manager of Planning, Urban Design and Sustainability  

SUBJECT: Villages Planning Program – Villages Plan, City-initiated Rezoning and 
Vancouver Official Development Plan Amendments 

 
Recommendations to refer 
 
THAT the General Manager of Planning, Urban Design and Sustainability be instructed to bring 
forward applications as described below and that the applications be referred to Public Hearing 
together with the recommendations set out below;  
 
FURTHER THAT the Director of Legal Services be instructed to prepare the necessary by-laws, 
in accordance with the recommendations set out below, for consideration at the Public Hearing. 
 
Recommendations for Public Hearing 
 

A. THAT Council approve, in principle, the application to amend the Vancouver 
Official Development Plan to change the Generalized Land Use designations for 
the Village areas and amend a reference map, generally in accordance with 
Appendix A;  

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Vancouver Official Development Plan, generally in 
accordance with Appendix A. 

 
B. THAT subject to the approval of recommendation A, Council approve the Villages 

Plan, in principle, generally in accordance with Appendix B, to be brought forward 
for approval by Council following enactment of the by-law amendments in 
recommendations A. 
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C. THAT subject to the approval of recommendations A and B, Council approve, in 
principle, the application to amend the Zoning and Development By-law, 
generally in accordance with Appendix C, as follows:  
i. amend the R3 Districts Schedule to add the R3-4 district, and amend the C-

2A District Schedule to add the C-2D and C-2E districts,  
ii. rezone certain parcels from R1-1, RT-2, RT-5, RT-10, RT-11, RM-1, RM-7, 

RM-8, RM-8A, RM-11, RM-12, and C-1 to R3-1, R3-4, C-2D and C-2E 
districts, 

iii. amend Schedule J - Affordable Housing Schedule to add the R3-4 and C-2E 
districts and the associated social housing cash in lieu contribution and 
Below-Market Rental discount rate, and 

iv. repeal the RM-12 District Schedule. 
 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Zoning and Development By-law, generally in 
accordance with Appendix C.  
 

D. THAT subject to approval of recommendation C, the Sign By-law be amended to 
include districts R3-4, C-2D and C-2E and remove the RM-12 district, generally 
in accordance with Appendix D;  

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment the amendments to the Sign By-law, generally in accordance with 
Appendix D at the time of enactment of the Zoning and Development By-law 
amendment in recommendation C. 

 
E. THAT subject to approval of recommendation C, the Noise Control By-law be 

amended to include the R3-4, C-2D and C-2E districts, generally in accordance 
with Appendix E;  

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment the amendment to the Noise Control By-law, generally in accordance 
with Appendix E at the time of enactment of the Zoning and Development By-law 
amendment in recommendation C. 

 
F. THAT subject to approval of recommendation C, the Subdivision By-law be 

amended to include the R3-4, C-2D and C-2E districts and remove the RM-12 
district, and to delete properties from the R1-1 maps forming part of Schedule A 
of the Subdivision By-law, generally in accordance with Appendix F;  

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment the amendments to the Subdivision By-law, generally in accordance 
with Appendix F at the time of enactment of the Zoning and Development By-law 
amendment in recommendation C.  

 
G. THAT subject to approval of recommendation C, the Parking By-law be amended 

to add the C-2D and C-2E districts and remove the RM-12 district, generally in 
accordance with Appendix G; 
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FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment the amendments to the Parking By-law generally in accordance with 
Appendix G at the time of enactment of the Zoning and Development By-law 
amendment in recommendation C.  

 
H. THAT subject to approval of recommendation B, Council approve, in principle, 

the proposed amendments to the Cambie Corridor Plan, Cambie Corridor Public 
Realm Plan, Marpole Community Plan, Norquay Village Neighbourhood Centre 
Plan, Norquay Village Public Realm Plan, Norquay Village Public Benefits 
Strategy, Grandview-Woodland Community Plan, and Rupert and Renfrew 
Station Area Plan, generally in accordance with Appendix H, to be brought 
forward for approval by Council following enactment of the by-law amendments 
in recommendation A.  

 
I. THAT Council approve, in principle, amendments to various land use documents, 

including the repeal of the RM-12 Guidelines, generally in accordance with 
Appendix I, to be brought forward for approval by Council following enactment of 
the by-law amendments in recommendations A and C.    

 
J. THAT Council approve, in principle, the repeal of the Villages Interim Rezoning 

Policy, to be brought forward for Council approval at the time of the adoption of 
the Villages Plan in accordance with Recommendation B.  

 
K. THAT Council approve, in principle, the application to amend the Vancouver 

Official Development Plan to make minor editorial changes, generally in 
accordance with Appendix J; 

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Vancouver Official Development Plan, generally in 
accordance with Appendix J. 

 
L. THAT Council approve, in principle, amendments to the Vancouver Official 

Development Plan to add language clarifying how to consider whether a 
proposed development is consistent with Generalized Land Use designations, 
generally in accordance with Appendix M; 

 
FURTHER THAT the Director of Legal Services be instructed to bring forward for 
enactment amendments to the Vancouver Official Development Plan, generally in 
accordance with Appendix M. 

 
M. THAT recommendations A through L be adopted on the following conditions:  
 

(i) THAT passage of the above resolutions creates no legal rights for any 
person, or obligation on the part of the City and any expenditure of funds 
or incurring of costs is at the risk of the person making the expenditure or 
incurring the cost;  
 

(ii) THAT any approval that may be granted following the public hearing shall 
not obligate the City to enact any rezoning by-laws; and 
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(iii) THAT the City and all its officials, including the Approving Officer, shall not 
in any way be limited or directed in the exercise of their authority or 
discretion, regardless of when they are called upon to exercise such 
authority or discretion. 

 
 
Report Summary 
 
This report brings forward the Villages Plan and the City-initiated rezoning of most of the areas 
in 17 Villages across the city, as well as certain low-rise mixed-use areas in Rupert and Renfrew 
and select blocks in Grandview-Woodland. To enable the land use changes included in the 
Villages Plan, an amendment to the Vancouver Official Development Plan (ODP) is required. In 
addition, this report presents consequential amendments to various by-laws and policy 
documents, including a proposed ODP amendment to clarify how to consider a proposed 
development’s consistency with Generalized Land Use (GLU) designations, and other minor 
ODP amendments.  
 
The Villages Plan is the culmination of an 18-month planning program that will enable more 
missing middle housing and improve access to shops and services across the Villages, thereby 
allowing more people at every stage of life to live in these areas. The plan provides land use 
direction and supporting policies to allow Villages to evolve into complete, connected 
neighbourhoods.  
 
The approval of the Villages Plan and the proposed City-initiated rezoning necessitate 
amendments to the ODP to change the GLU designation for many, but not all, sites in Villages. 
This requires a Public Hearing in accordance with section 559.02 (1)(a) of the Vancouver 
Charter. The proposed rezoning application is a comprehensive plan that: (a) introduces new 
residential and commercial districts, (b) repeals a residential district, and (c) rezones a number 
of sites to the residential R3-1 and R3-4 districts and the commercial C-2D and C-2E districts. 
Staff have reviewed the proposed rezoning application and, considering the Villages Plan as a 
whole as well as the proposed district amendments and site-rezonings comprehensively, have 
determined that they either must proceed to a public hearing (for sites requiring an ODP GLU 
amendment and pursuant to section 559.02(1)(a) of the Vancouver Charter) or may proceed to 
a public hearing (for sites not requiring an ODP GLU amendment and pursuant to section 
559.02(3) of the Vancouver Charter). As a result, and to avoid undue complexity, staff have 
brought forward the proposed amendments in a single comprehensive report and are 
recommending the ODP amendments and Zoning and Development By-law amendments be 
referred to a single public hearing so that the amendments and Villages Plan may be heard and 
considered together.  
 
Council Authority/Previous Decisions 
 

• Vancouver Official Development Plan (2026) 
• Consultation on proposed Villages ODP amendment (2026) 
• Rupert and Renfrew Station Area Plan (2025) 
• Villages Planning Program - Scope of Work (2024) 
• Vancouver Plan (2022, rescinded 2026) 
• Council motion: Accelerating Housing Delivery Through Transformative Change 

(October 17, 2023) 
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City Manager’s/General Manager’s Comments 
 
The City Manager recommends approval of the foregoing. 
 
Report  
 
Background and Context  

 
In 2022, Council approved the Vancouver Plan, which has since been rescinded and replaced 
with the Vancouver ODP (2026). The ODP guides growth and change over the next 30 years 
and beyond. The ODP’s Urban Structure Strategy identifies the type and intensity of change by 
neighbourhood type, such as Villages, to be implemented through future area planning and 
policy development. In October 2023, Council directed staff to accelerate the implementation of 
Villages and report back on opportunities for “pre-zoning” Village areas. Subsequently, Council 
approved the Scope of Work for the Villages Planning Program in October 2024, with a focus to 
develop a land use framework and zoning changes that would increase housing opportunities 
and expand locally-serving commercial areas in 17 of the 25 Villages identified in the ODP (as 
shown on Map 1 – Villages included in project scope). 
 
Map 1 – Villages included in project scope 
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The Villages Planning Program is guided by the policy direction for Villages in the ODP, which 
includes:  

• Creating new housing opportunities for low- and moderate-income households, located 
off busy main streets, yet near transit, parks, schools and other amenities and services; 

• Expanding existing retail clusters to improve business viability along streets less 
impacted by traffic;  

• Allowing a variety of mixed-use and residential low-rise buildings up to 6 storeys;   
• Co-locating public open spaces with shops, services, and community spaces to support 

local businesses and provide opportunities for social connection;  
• Retaining trees and native soils, where possible, and integrating ecological landscaping; 

and  
• Exploring ways to support Village-scale childcare and community and cultural 

infrastructure.  
 
The deliverables of the Villages Planning Program, as identified in the Scope of Work, include 
an area plan for Villages, updates to existing zoning district schedules, identification of areas 
proposed for City-initiated rezoning, and amendments to the Vancouver ODP. These 
deliverables are explained in detail in this report. Staff note that one additional deliverable that 
had been identified in the Scope of Work is a typology-based toolkit for street and public space 
improvements. Due to the city-wide scope of this item, it is being addressed as a separate 
project, outside of the Villages Planning Program. 
  
Delivery of the Villages Plan and associated City-initiated rezoning is also a key component of 
the City’s Housing Accelerator Fund (HAF) agreement and action plan commitments for 2026 
related to streamlining missing middle housing. HAF provides $119 million over 4 years for 
various City initiatives to remove barriers and build more homes faster. 
 
Strategic Analysis  

 
Villages Plan 
 
The Villages Plan (see Appendix B), guides growth and change in 16 Villages1 for the next 30 
years and beyond. The plan includes the following key components:  
 

• Land use plans for the Villages, outlining low-rise residential and mixed-use areas. In 
addition, the section identifies which areas will be implemented through City-initiated 
rezoning.  

 
• Direction for Unique Sites, including housing and amenities expectations to guide 

future redevelopment of these sites through privately-initiated rezonings.  
 

• Rezoning-enabling policies for certain sites, such as existing CD-1s, C-1 sites, small-
scale neighbourhood retail spaces, like corner stores, and flanking sites in mixed-use 
areas.  

 

 
1 The land use changes for the Heather & 33rd Village will be incorporated into the Cambie Corridor Plan. 
See section on “Community and Area Plan amendments” for detail.  
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• Policies that will help Villages evolve into complete, connected neighbourhoods, 
including: 

o Housing: Directions on increasing housing diversity through secured rental and 
ownership options, housing affordability and tenant protection.  

o Economy: Policies to create local-serving retail areas with active frontages, 
increased access to food retail, and support existing businesses. 

o Transportation and Public Space: Policies to improve walking and cycling 
networks in and near Villages, create safe and inclusive street designs, and 
provide active public spaces, such as social street corners and potential future 
plazas. 

o Parks and Ecology: Policies to improve access to parks and green spaces and 
expand ecological corridors and the tree canopy.  

o Community Infrastructure, Arts, Culture and Heritage: Directions to seek 
community-serving spaces, such as childcare and social spaces, as well as 
cultural spaces. Policies to work with local Nations to identify areas of cultural 
significance to promote cultural visibility through art, and engaging with local 
Nations on public art. 
 

• Public benefits approach, outlining how amenities such as public realm and 
transportation improvements, as well as community infrastructure, will be delivered 
through development and City programs and capital planning.  
 

In addition to technical work by staff and input from the public, stakeholders and the local 
Nations (as detailed below), several consultancies informed the plan policies and the land use 
plans. This included a two-phase retail consultancy to estimate the incremental amount of new 
retail commercial space that could be absorbed in each Village as the areas slowly build out 
over time. The consultants recommended a balanced approach, allowing the Villages to meet 
their objective of increasing opportunities for residents to meet daily needs near home while 
also limiting negative impacts on existing commercial high streets.  
 
Vancouver ODP amendments 
 
In March 2026, Council adopted the Vancouver Official Development Plan. The ODP provides 
the policy direction for future area plans and policies, such as the Villages Plan. The ODP also 
includes a Generalized Land Use (GLU) map, which provides a high-level overview of 
development potential under current Council-approved land use policies and regulations. Each 
designation outlines the intended land uses, development intensities and building heights 
(where applicable). To effect the development of new areas plans, such as the Villages Plan, the 
GLU designations map will need to be amended to reflect new development opportunities.  
 
In order for the Villages Plan and the proposed City-initiated rezoning to proceed, the ODP 
needs to be amended, as detailed in Appendix A. The amendments include changes to the GLU 
map for many of the sites in Villages, as follows:  

• For sites that are currently designated Residential Multiplex, the designation would 
change to Residential or Mixed-Use Low-Rise; 

• For some sites that are currently designated as Residential Low-Rise and that are 
located in the Villages mixed-use areas, the designation would change to Mixed-Use 
Low-Rise.  
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• For the portion of the Croatian Cultural Centre site that is currently designated 
Institutional, the designation would change to Mixed-Use Low-Rise. 

 
In addition to the GLU changes, one reference map in the ODP (Map B2) will also require 
updates to reflect the areas covered under the Villages Plan.  

  
Besides these amendments to the ODP that are related to Villages, staff have determined that 
other minor changes are needed to clarify how to determine consistency with GLU designations, 
and make editorial corrections for accuracy (see Appendix J and Appendix M). These include:  

• Adding language to Part 4, FG2. Generalized Land Use Designations, which clarifies 
how to consider a proposed development’s consistency with GLU designations when 
variations are minor in nature and consistent with the intent of the existing GLU 
designation. 

• Correcting a numbering error in Part 4, FG1. Urban Structure Strategy; and 
• Correcting an editorial error that inadvertently removed Policy 10.1.2 and replaced with a 

duplicated text from Policy 10.1.1. The amendment will revert Policy 10.1.2 back to the 
original policy wording that was included in Vancouver Plan (2022; rescinded 2026) and 
the draft ODP from 2025. 

 
Prior to adopting an amendment to the ODP, in accordance with section 562.02 of the 
Vancouver Charter, Council must consider. 
 

(a) any applicable guidelines under the Provincial Policy Manual: Transit-Oriented Areas;  
(b) any financial planning documents or policies that Council considers relevant; and 
(c) any waste management plan under Part 3 of the Environmental Management Act that is 

applicable to Vancouver. 
 
Council may also consider any other land use planning and social, economic, environmental or 
other community planning policies that the Council considers relevant. 
 
Some sites in Villages are located in Transit-Oriented Areas (TOAs). The land use changes 
enabled through the Villages Plan and City-initiated rezoning are consistent with those enabled 
by the TOA Rezoning Policy.  Staff have considered the application against applicable financial 
and waste management plans and have identified no material impacts. Details of other City 
plans and policies applicable to this application are addressed in this report. 
 
New zoning districts and City-initiated rezoning 
 
City-initiated rezoning of most of the Village areas is proposed to streamline the delivery of new 
ownership and rental housing, as well as new mixed-use development that also include space 
for shops and services. The proposed changes to the Zoning and Development By-law are 
explained in this section, with further details provided in Appendix C.  
 
City-initiated Rezoning 
 
The proposed City-initiated rezoning of most of the Village areas encompasses approximately 
13,000 parcels, or 96% of parcels within the Village areas, leaving only approximately 4% of 
sites for privately-initiated rezonings. Map 2 – City-initiated rezoning in Villages generally 
illustrates the areas included in the proposed rezoning, and detailed maps are provided in 
Appendix C.  

https://www2.gov.bc.ca/assets/gov/housing-and-tenancy/tools-for-government/local-governments-and-housing/toa_provincial_policy_manual.pdf
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Map 2 – City-initiated rezoning in Villages 

 
 
 
New Zoning Districts and Amendments 
 
The proposed City-initiated rezoning would apply standard zoning districts that enable new low-
rise residential and mixed-use development options supported by the Villages Plan. The 
proposed City-initiated rezoning utilizes a mix of existing and three new standard zoning 
districts. The new standard districts are recommended to respond to specific considerations and 
objectives for the Villages Plan related to rental replacement and affordable housing 
requirements but otherwise generally permit the same development options as the existing 
standard districts. 
 

1. Residential Low-Rise (R3 zoning)  
 
Two R3 districts are proposed to be utilized; the existing R3-1 district for Villages on the east 
side and a new R3-4 district for Villages on the west side. The heights, densities and other form 
of development regulations are the same in both districts. R3-4 is differentiated by inclusionary 
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housing requirements (with cash in lieu options) that apply to certain development options on 
sites involving large existing lots. Figure 1 summarizes the options enabled by R3-1 and R3-4 
zoning. 
Figure 1 – Low-rise residential options enabled by R3-1 and R3-4   
Building Type Tenure  Density Anticipated Height1 

Apartment Strata2 1.6 - 2.0 FSR 4 storeys 

Secured rental  1.6 - 2.7 FSR3 6 storeys 

Townhouse Secured rental or strata2 1.2 FSR 3 storeys 
Multiplexes2 and other lower-density options permitted per R1-1 zoning regulations.   

1 Anticipated heights based on permitted densities. 8 storeys are permitted for a 100% social housing, or in 
designated Transit-Oriented Areas (TOAs) for rental apartments that provide 20% below-market rental housing. 
2 On some sites in west side Villages (R3-4 zoning) inclusionary housing requirements apply. 
3 Up to 3.0 FSR is permitted on sites that meet specific size requirements for 100% social housing, or in designated 
TOAs for rental projects with 20% below-market rental. 
 
A change to all existing R3 districts is proposed to increase the allowable floor space on small 
sites from 1.45 to 1.6 FSR to provide greater flexibility in low-rise apartment forms, including 
new space efficient stair (SES) options that were added to the Vancouver Building By-law in 
December 2025.  
 

2. Mixed-use Low-Rise (C-2 Zoning) 
 
The mixed-use low-rise areas in the Villages Plan are proposed to be rezoned to C-2 districts, 
which permit new mixed-use apartment options up to 6 storeys (8 storeys in TOAs). Two new C-
2 districts are proposed to be utilized: the C-2D district for Villages on the east side and the C-
2E district for Villages on the west side. The heights, densities and other form of development 
regulations are the same in both districts and consistent with the recently approved C-2A 
district. However, unlike C-2A, which applies to sites that have had longstanding mixed-used 
zoning, the C-2D and C-2E districts would be applied to parcels in Village commercial 
expansion areas that are currently zoned for lower-density residential uses. As such, C-2D and 
C-2E are recommended not to be subject to rental replacement required by the Rental Housing 
Stock Official Development Plan. C-2E is differentiated from C-2D by inclusionary housing 
requirements (some with cash in lieu options) that apply in certain circumstances. Figure 2 
summarizes the options enabled by C-2D and C-2E. 
 
Figure 2 – Low-rise mixed-use apartment options enabled by C-2D and C-2E 
Zone Tenure Density1 Anticipated Height2 

C-2D (East 
Villages) 

Secured rental 3.5 - 3.7 FSR3 6 storeys 

Strata 2.5 FSR 4 storeys 

C-2E (West 
Villages) 

Secured rental with 20% 
below-market rental 

3.5 - 3.7 FSR3 6 storeys 

Secured rental or strata4 2.5 FSR 4 storeys 

1 A minimum of 0.35 FSR is required for non-residential uses on the ground floor.   
2 Anticipated heights based on permitted densities. 8 storeys are permitted in designated TOAs. 
3 3.7 FSR is only achievable on large corner sites.  
4 On some sites in west side Villages (C-2E zoning) inclusionary housing requirements apply. 
 
 
Affordable Housing Requirements 
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Requirements for affordable housing or a cash contribution in lieu are proposed to apply in 
certain circumstances for some new development options on sites comprised of large lots in 
west side Villages. Per the Vancouver Charter, prior to adopting an inclusionary zoning by-law, 
Council must consider a financial feasibility analysis, whether the proposed by-law would deter 
development, and the most recent Housing Needs Report. The proposed requirements would 
deliver or help fund new housing that is affordable to low- and moderate-income households 
and would support progress towards achieving the City’s 10-year housing targets, the 
Province’s Housing Target Order for Vancouver and addressing housing need as identified in 
the most recent Housing Needs Report. The proposed requirements were developed in 
consideration of extensive financial feasibility testing (see Appendix K) and in alignment with 
updates, under consideration by Council at the date of this report, to inclusionary zoning 
requirements for options that can be developed in many Village areas, including multiplexes, 
townhouses and rental apartments.2 In accordance with the Vancouver Charter, the proposed 
requirements are structured as in-kind affordable housing requirements in the R3-4 and C-2E 
districts and most have cash in lieu alternatives that applicants may opt for instead, included in 
Schedule J – Affordable Housing Schedule of the Zoning and Development By-law.  
 
Most new apartment and townhouse options would not be subject to the proposed inclusionary 
zoning requirements, which would only apply in specific circumstances in west side Villages 
where they are anticipated to be financially viable: 

• Strata townhouse projects (R3-4), on single large lots3 not involving lot assembly would 
be required to provide 8% of residential floor area as social housing or $44 per square 
foot as cash in lieu. 

• Strata residential apartment projects (R3-4) on corner sites eligible for up to 2.0 FSR and 
that are comprised of one or more large lots would be required to provide 3% of 
residential floor area as social housing or $16.50 per square foot as cash in lieu. 

• Strata mixed-use apartments projects (C-2E) on sites comprised of one or more large 
existing lots would be required to provide 3% of residential floor area as social housing 
or $16.50 per square foot as cash in lieu. 

• Rental mixed-use apartment projects (C-2E) seeking density above 2.5 FSR and up to 
3.5-3.7 FSR would be required to provide 20% of the dwelling unit area as below-market 
rental housing (with rents at a minimum 10% discount from CMHC city-wide averages). 

 
While most Villages have relatively limited numbers of existing renters and displacement 
impacts are anticipated to be low, enhanced tenant relocation and protection requirements 
consistent with other recent local area plan policies (including through the Rupert and Renfrew 
Station Area Plan and the Broadway Plan) will ensure renters that are affected by 
redevelopment receive compensation and the option to remain in their neighbourhood. 
 
 
Rupert and Renfrew Station Area Plan City-initiated Rezoning 
 
Also included in the proposed City-initiated rezoning are 140 parcels in the low-rise mixed-use 
areas in the Rupert and Renfrew Station Area Plan (see Map 3 – City-initiated rezoning of low-

 
2 Including changes proposed as part of Bill 16 Compliance Update to Density Bonus Provisions & 
Inclusionary Housing and Fast-Tracking Rental Housing and Small Hotels in Vancouver 
3 Parcels existing prior to the proposed City-initiated rezoning for Villages with an area of ≥6,705.9 ft2 and 
a frontage ≥56.1 ft 
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rise mixed-use sites in Rupert and Renfrew). These sites could not be included in the City-
initiated rezoning of low-rise areas that was approved by Council in January 2026 (RTS 17655), 
as the C-2D district was not available at that time. Therefore, the City-initiated rezoning of these 
low-rise mixed-use parcels is included in this report for Council consideration.  
 
Map 3 – City-initiated rezoning of low-rise mixed-use sites in Rupert and Renfrew  

 
 
 
City-initiated rezoning of remaining RM-12 blocks  
 
With the proposed City-intiated rezoning of the Nanaimo & 1st and Nanaimo & Broadway 
Villages, only three blocks would remain zoned RM-12. The RM-12 district schedule enables 
primarily townhouses at four storeys, a building type that is difficult to achieve due to building 
code requirements related to fire access. Since the introduction of the RM-12 in 2018, only four 
applications have been received. Staff propose to rezone the remaining RM-12 sites to R3-1 
(see Map 4 - City-initiated rezoning of remaining RM-12 blocks to R3-1), to enable low-rise 
apartments up to six storeys, and eight storeys in the TOA, in addition to townhouses. This 
would also allow the repeal of the RM-12 district schedule from the Zoning and Development 
By-law, thereby further advancing the simplification and streamlining of regulations.   
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Map 4 - City-initiated rezoning of remaining RM-12 blocks to R3-1 

 
 
In-stream Applications 
 
There are approximately 150 applications, including rezonings, development permit applications 
and building permit applications currently being processed in the areas proposed for City-
initiated rezoning. In-stream applicants have been notified of the new development options 
under the Villages Plan and will be able to decide whether to proceed with their current 
application or consider one of the applicable development options under the Plan, should it be 
approved.  
 
Force and Effect 
 
In addition to the proposed Zoning and Development By-law changes in this report, other 
projects are scheduled to be brought to Council proposing further amendments to the Zoning 
and Development By-law, including a report in July on simplifying and standardizing 
requirements and incentives for apartment buildings to further support development viability. 
Combined, these changes will require significant staff training and administrative preparation to 
facilitate efficient processing of development permit applications. Therefore, staff propose that 
the zoning changes, if approved and enacted by Council, and consequential land use document 
amendments take effect in October 2026. New applications would not be processed until that 
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time; however, in the meantime, staff will respond to development enquiries and assist 
applicants in preparing their development permit applications for submission. The Villages Plan 
would take effect upon approval, so privately-initiated rezoning applications would be processed 
immediately.  
 
Community and Area Plan amendments 
 
Seven of the 17 Villages included in this project are partially or entirely located in areas covered 
by other community and area plans. Guided by the Vancouver ODP implementation action to 
align and streamline existing policies and regulations, staff propose to amend the existing area 
plans by removing these areas from the plans (see Appendix H). Additional rezoning options 
identified in these plans for the areas where the plans overlap with Villages would also be 
transferred to the Villages Plan, to ensure that all development opportunities are contained 
within a single document.  
 
The exception to this approach is the Heather and 33rd Village. This Village is entirely located in 
the Cambie Corridor Plan and the opportunity for additional change is contained within small 
areas located between several large sites, such as between the hospital campus and Heather 
Lands. The Cambie Corridor Plan (2018) has enabled rezonings in this area to 6 storeys and 
townhouses. In 2023, the provincial Transit-Oriented Area regulation enabled further change up 
to 8 storeys in much of this area. Many of the sites in this Village have already developed or 
have been rezoned to Comprehensive Development (CD-1) for 6 storey buildings under these 
policies. The proposed land use changes resulting from the Villages Planning Program therefore 
focus on adding housing opportunities up to 6 stories on remaining sites and implementing all 
low-rise developments through the City-initiated rezoning (see Appendix L).   
  
Amendments to other land use documents 
 
To ensure that land use policies remain current and accurately reflect changes, staff propose 
amendments to a number of policy documents, as well as the repeal of the RM-12 Guidelines, 
as detailed in Appendix I. These policy amendments include, among others, changes to the 
Secured Rental Policy to remove the Village areas from the policy, since the Villages Plan 
generally enables the same rental housing options. Amendments are also proposed to the 
Transit-Oriented Areas (TOA) Rezoning Policy, to remove Villages from that policy, because the 
Villages Plan enables the same development options as required under provincial TOA 
legislation.  
 
 
Public/Local Nations/Civic Agency Input  

 
Public Engagement  
 
The Villages Planning Program included a robust three-phase public engagement process, 
consisting of 10 in-person and 6 virtual events, and over 4,100 completed surveys. Additionally, 
up to May 6, there were nearly 640,000 social media impressions reaching over 260,000 unique 
users, as well as over 40,000 project website visits recorded. The engagement process ensured 
broad community input from existing residents in Villages, but also sought feedback from those 
who do not currently live there. Key materials were translated in six languages to support 
participation in different engagement activities. Several events were also held to ensure 
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participation from equity-denied groups and youth. Detailed summary reports for Phase 1 and 
Phase 2 engagement activities can be found on the project website.  
 
Summary of Public Feedback  
 
Phase 1 of the engagement process explored how residents, businesses and community 
members experience the Villages today. Findings included broad support for more diverse 
housing in Villages, a desire for more neighbourhood-serving shops and services, and for more 
activation of public spaces through various activities and art. There was an interest in safer 
walking and cycling routes and improved connections to parks and schools. Concerns about 
displacement and affordability were also raised.  
 
Phase 2 of the process shared the draft land use plans and the emerging directions for the 
different elements that will help Villages evolve into complete, connected neighbourhoods. In 
addition to five in-person and two virtual events, feedback was received from nearly 2,000 
people through a Talk Vancouver survey. Across all Villages, over half of the respondents liked 
or felt neutral about the proposed residential land use boundaries, while nearly three quarters 
liked or felt neutral about the proposed retail area boundaries. In open-ended questions, some 
of the key themes that emerged were:  
 

• Support for more housing choice, including support for more mixed-use projects and 
additional shops and services, and interest in expanding Village boundaries (440 
comments);  

• Preference for no change in neighbourhoods, including concerns about impact of new 
development on privacy, views, property values and established neighbourhood 
character (230 comments);  

• Suggestion to limit new buildings to 3-4 storeys, including concerns about 6 storeys 
being too tall with impacts on neighbourhood character and existing housing (180 
comments).  

 
A number of specific comments were received suggesting changes to the proposed boundaries 
of the residential and mixed-use areas. Staff evaluated these comments based on the criteria 
that were used to determine the extent of these areas and, where appropriate, made the policy 
changes to address these comments. Feedback was also sought on specific locations and 
street segments where walking or biking could be made easier or more comfortable to reach 
important destinations. The information provided will inform future improvements to 
transportation infrastructure. The emerging directions for public space, access to nature and 
community infrastructure were widely supported, with around three quarters of respondents 
feeling that the directions will improve these elements in Villages.  
 
Phase 3 of the engagement process included the release of the draft plan in May with an 
accompanying narrated slide deck on the project website. The release was announced through 
a listserv update and social media campaign. Two virtual information sessions were held to 
provide information and answer questions on the Villages Plan, the proposed City-initiated 
rezoning and the ODP amendment.   
 
Engagement with the local Nations and Urban Indigenous  
 
The City engaged with xʷməθkʷəy̓ əm (Musqueam Indian Band), Sḵwx̱wú7mesh Úxwumixw 
(Squamish Nation) and səlilwətaɬ (Tsleil-Waututh Nation) through the City’s referral process, 
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including several updates in the different phases of the project. The feedback that was received 
from the Nations has been incorporated into the draft plan. Staff also participated in two events 
with members of the Urban Indigenous community.  
 
Business Community 
 
Existing businesses in the Villages were notified of the project and opportunities for feedback 
through postcards in Phases 1 and 2. In addition, staff visited many of the businesses in the 
spring of 2025 to raise additional awareness among business owners and operators. 34 
business owners or operators responded to the Phase 1 survey, and 35 to the Phase 2 survey. 
Most of the respondents who own or operate a business in a Village also live in that Village. 
Approximately half of the respondents agreed or felt neutral about the proposed residential 
areas and mixed-use areas. Key themes in the open-ended responses included support for 
more retail in walking distance of more people, concerns about existing retail areas in other 
parts of the City that have vacancies, and potential displacement of existing businesses in 
Villages.  
  
Staff also notified Business Improvement Associations (BIAs) of the Villages Planning Program 
in 2025, to invite them to participate and provide input into the early phases of the work. Most 
Villages are located relatively far from existing BIA areas, with the exception of Victoria & 61st 
Village, which is adjacent to the Victoria Drive BIA. Feedback from the BIAs included concerns 
about potentially reduced funding and resources for improvements in existing retail areas. BIAs 
were also included in the consultation for the proposed ODP amendments, as summarized 
below.  
 
Other Agencies and Industry Engagement 
 
Staff engaged with various stakeholders like BC Hydro, the Vancouver School Board and 
TransLink in all phases of the project. In addition, staff met with industry professionals, such as 
commercial brokers to gather specific feedback on some of the proposed land use directions, 
including off-arterial mixed-use areas and options to address flanking lot conditions on high 
streets.  
 
Vancouver ODP Amendment Consultation for Villages 
 
Section 562.08 of the Vancouver Charter establishes that during the process resulting in an 
ODP amendment, Council must provide one or more opportunities it considers appropriate for 
consultation with persons, organizations and authorities it considers will be affected. Council 
directed staff on March 31, 2026, to consult on the ODP amendment for Villages with the 
Vancouver School Board, Conseil scolaire francophone, Musqueam Indian Band, Squamish 
Nation, Tsleil-Waututh Nation, TransLink, BC Hydro and BIAs. As of May 6, the following 
comments have been received specifically to the ODP amendment for Villages:  

• Vancouver School Board: Support for the Villages Planning Program as it enables 
housing types suitable for families with school-aged children and fosters more complete 
neighbourhoods that support community schools. The anticipated gradual change in 
Villages will allow planning for future school enrolment.   

• TransLink: The proposed ODP amendments are generally aligned with existing and 
proposed future transit service. The Burrard Peninsula Area Transport Plan and Access 
for Everyone (Transport 2050 10-Year Priorities) propose new bus service and 
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improvements in some of the Villages, noting that these projects are not yet included in 
an approved investment plan, and are therefore not yet funded.   

• BIAs: Two responses from BIAs were received by May 6. The Sunset on Fraser 
Business Association supports the amendments, while the Kerrisdale BIA voiced 
concerns with Villages planning due to the proximity of the proposed Mackenzie & 41st 
Village to the established Kerrisdale business district.  

 
 
Utilities Considerations  
 
Upgrades to utilities and infrastructure to support future population and employment growth will 
be confirmed, and if required, implemented through the development application process. 
 
To help support the delivery of more housing options in Vancouver, Engineering Services has 
been advancing work to facilitate growth, including within the Village areas. This work includes 
streamlining development conditions, especially for projects that will be subject to City-initiated 
rezoning and proceed to the development permit stage directly. Engineering conditions will be 
commensurate to the scale and density of proposed developments, as reflected in recent policy 
changes (e.g. sewer capacity upgrades are only considered for higher density developments). 
In addition to standard frontage improvements, such as new sidewalks, electrical, and lighting 
upgrades, Engineering will also continue to ensure adequate fire flow is available to protect 
growing neighbourhoods. As a result, local water system upgrades may be required in some 
cases. 
  
Ultimately, the Villages Plan provides additional clarity on long-term land use and development 
in the city, which supports Engineering’s long-term infrastructure renewal planning and helps 
ensure new developments are adequately serviced as the city continues to grow. 
 
Implications/Related Issues 
 
Financial 

 
The current macro-economic environment has a high degree of uncertainty arising from 
challenging market conditions. Approval of the recommendations for the City-initiated rezoning 
will lead to a more streamlined review process and shorter processing times for applicants. This 
is expected to result in overall cost savings for applicants and contribute toward meeting 
housing delivery targets. The City retained Coriolis Consulting Corp. to undertake financial 
feasibility analysis of the housing options that would be enabled through the recommended 
zoning changes and the associated contributions (including affordable housing requirements 
and cash in lieu options). The results demonstrated that the recommendations, if approved, 
would enable an array of new development options which are anticipated to be financially 
feasible (see Appendix K).  
 
Should Council approve the City-initiated rezoning as recommended in this report, all 
developments will be subject to the city-wide Development Cost Levy (DCL) and Utilities DCL, 
as well as the proposed new Amenity Cost Charge (ACC) should it be approved in the future, 
noting certain developments are eligible for exemptions or rental waivers. Affordable housing 
(below-market rental and social housing) or cash in lieu contributions can be realized through 
the inclusionary zoning requirements that apply to some development options in certain 
circumstances in the west side Villages. Staff will monitor the inclusionary zoning requirements 
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in Villages and anticipate conducting a city-wide review of inclusionary housing and reporting 
back to Council in 2027.   
Many of the amenities in Villages, such as improvements to the public realm, will be delivered 
through development. Other improvements and public benefits in and near Villages will be 
delivered through City programs and capital planning, where they are prioritized within city-wide 
needs and available funding. Due to the wide geographic scope of the proposed land use 
changes, it is anticipated that population growth will be gradual and dispersed, allowing the City 
to monitor service impacts of growth to identify where improvements to existing amenities are 
needed and where additional amenities should be considered over time.  
 

 
Legal Implications 
If the Recommendations in this report are adopted by Council, Council will amend the 
Vancouver ODP and the Zoning and Development By-law in order to allow for 17 new Villages, 
and amend various policies that facilitate the Villages.   
 

 
Conclusion  
 
The Villages Planning Program proposes changes that would enable more low-rise housing and 
shops and services in 17 areas across the city. It is one of the key implementation items of the 
Vancouver ODP. The recommendations in this report to approve the Villages Plan and the ODP 
amendments will bring significant land use changes delivered incrementally over time to 
currently low-density areas, allowing more people at every stage of life to live in these 
neighbourhoods and be within easy walking or rolling distance of more of their daily needs. The 
recommendations to approve the changes to the Zoning and Development By-law and the City-
initiated rezoning for Villages will streamline the delivery of housing and simplify regulations.   
 
 
List of Appendices: 

• Appendix A: Vancouver ODP amendments for Villages 
• Appendix B: Villages Plan  
• Appendix C: Zoning and Development By-law amendments   
• Appendix D: Sign By-law amendments  
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• Appendix F: Subdivision By-law amendments   
• Appendix G: Parking By-law amendments  
• Appendix H: Community and Area Plan amendments 
• Appendix I: Amendments to various land use documents  
• Appendix J: Vancouver ODP amendments regarding minor changes 
• Appendix K: Summary of financial testing  
• Appendix L: Land use changes and City-initiated rezoning in Heather & 33rd Village 
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 APPENDIX A  
 

PROPOSED VANCOUVER OFFICIAL DEVELOPMENT PLAN AMENDMENT  
regarding amendments to implement the Villages Planning Program  

  
THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts as follows:  
 
1. This By-law amends the indicated provisions of Schedule A of the Vancouver 
Official Development Plan By-law No. 14660. 

 
2. Council amends the Generalized Land Use designations of the lands identified in 
the maps attached to this by-law as Schedule A by amending Map 4 to redesignate 
the lands to either Residential Low-Rise or Mixed-Use Low-Rise as shown in the maps 
in Schedule A, and amends all corresponding illustrative maps in Part 4 accordingly. 

 
3. In Appendix B, Council strikes out Map B2 and substitutes the following:  
“Map B2: Area-specific policies and regulations (city-wide)   
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4. A decision by a court that any part of this by-law is illegal, void, or unenforceable 
severs that part from this by-law, and is not to affect the balance of this by-law.   
 
5. This by-law is to come into force and take effect on the date of its enactment.  
 
 
ENACTED by Council this        day of      , YYYY  
  

_____________________________  
Mayor  

  
  

_____________________________  
City Clerk 
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APPENDIX C 
 

DRAFT By-law to amend Zoning and Development By-law No. 3575  
 regarding Villages Planning Program 

 
Note: A by-law will be prepared generally in accordance with the provisions listed below, subject to 
change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions of the Zoning and Development  
By-law No. 3575. 

 
2. In section 2, in the definition for “Rental Housing Unit”, in subsection (i), Council strikes out 
“C-2A District Schedule” and substitutes “C-2A, C-2D and C-2E Districts Schedule”. 

 
3. In Column B of section 4.8.1(n)(ii), Council strikes out “, RM-12”. 

 
4. In section 5.2.4, Council strikes out “the RT-3, RT-4, RT-4A, RT-5, RT-7, RT-8, RT-9, RT-10, 
RT-11, RM-1, RM-7 and RM-7A, RM-8, RM-8A, RM-9 and RM-9B, RM-9A, RM-10, RM-11, RM-12, 
R3-1, R3-2, R3-3, R4-1, R5-1, R5-2, R5-3, or R5-4 district schedules” and substitutes “the RT-3,  
RT-4 and RT-4A, RT-5, RT-7, RT-8, RT-9, RT-10, RT-11, RM-1, RM-7 and RM-7A, RM-8 and  
RM-8A, RM-9 and RM-9B, RM-9A, RM-10, RM-11, R3, R4, or R5 district schedules”. 

 
5. In section 9.1.1, Council: 

 
(a) under the heading “Residential”: 

 
(i) adds “R3-4” after “R3-3”, and 
 
(ii) strikes out “RM-12”; and  

 
(b) under the heading “Commercial”: 

 
(i) adds “C-2D” after “C-2C1”, and 

 
(ii) adds C-2E” after “C-2D”.     

 
6. In the R3 Districts Schedule, Council: 
 

(a) in section 1.1, strikes out “and R3-3” and substitutes “, R3-3 and R3-4”; 
 

(b) in the table in section 1.2, strikes out “Townhouse in the R3-1 district” and substitutes 
“Townhouse in the R3-1 and R3-4 districts”; 

 
(c) in section 2.1(b), adds “, except that this section 2.1(b) does not apply to uses that 

must comply with the regulations that apply to the R1-1 district” after “property owner 
or tenant”; 
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(d) in section 2.2.1(a), strikes out “the RM-8A district if the site is in the R3-1 district” and 
substitutes “the RM-8A district if the site is in the R3-1 or R3-4 district,”; 

 
(e) in section 2.2.6(a), strikes out “R3-1 district” and substitutes “R3-1 and R3-4 districts”; 
 

 
(f) in sections 3.1.1.2(a), 3.1.1.3, 3.1.1.4(b), and 3.1.1.5(b), Council strikes out “1.45” 

wherever it appears and substitutes “1.60”; 
 

(g) adds new sections 3.1.1.6 and 3.1.1.7 in the correct numerical order as follows: 
  

“R3-4 District 
 
3.1.1.6  In the R3‑4 district, if the form of tenure for the residential floor area is 

secured as 100% residential rental tenure:  
 

(a) the maximum floor space ratio is set out in the following table:  
    

 Maximum Floor Space Ratio by  
Minimum Site Area 

 1,470 m2 920 m2 613 m2 460 m2 
(i)  on a site that does not 

exceed 33.5 m in depth 2.70 2.70 2.40 1.60 

(ii)  on a corner site with a 
minimum site frontage 
of 40.2 m 

2.70 2.40 2.20 1.60 

(iii)  all other sites 2.40 2.40 2.20 1.60 
 

(b) despite sections 3.1.1.6(a)(i) and 3.1.1.6(a)(ii) above, the maximum 
floor space ratio is 3.00 if: 
 
(i)  the site: 
  

(A) does not exceed 33.5 m in depth and has a minimum 
site area of 920 m2, or 

 
(B) is a corner site with a minimum site frontage of 40.2 

m and has a minimum site area of 1,470 m2, and 
 
(ii)  either: 
 

(A) a minimum of 20% of the residential floor area is 
secured as below-market rental dwelling units if the 
site is in a transit‑oriented area, or 

 
(B) 100% of the residential floor area is developed as 

social housing; and 
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(c) despite section 3.1.1.6(a)(iii) above, the maximum floor space ratio is 
2.70 if the site has a minimum site area of 920 m2 and 100% of the 
residential floor area is developed as social housing. 

 
3.1.1.7   In the R3‑4 district, if the form of tenure for the residential floor area includes 

any tenure other than residential rental tenure: 
   

(a) the maximum floor space ratio is set out in the following table:  
    

 Maximum Floor Space Ratio by  
Minimum Site Area 

 1,470 m2 920 m2 613 m2 460 m2 
(i)  on a site that does 

not exceed 33.5 m in 
depth 

2.00 2.00 2.00 1.60 

(ii)  on a corner site with 
a minimum site 
frontage of 40.2 m 

2.00 1.75 1.75 1.60 

(iii)  all other sites 1.75 1.75 1.75 1.60 
            

(b) despite section 3.1.1.7(a)(ii) above, the maximum floor space ratio 
is 2.00 if: 
 
(i) the site has a minimum site area of 1,470 m2, 
 
(ii) the site consists of 1 or more lots on record in the Land Title 

Office prior to [force and effect date] where each lot has an 
area of 623 m2 or more and a frontage of 17.1 m or more, and 

 
(iii) a minimum of 3% of the residential floor area is developed as 

social housing or a cash in lieu payment may be provided.”; 
and 

 
(h) in the heading of Column 2 in the Tables in sections 3.1.2 and 3.2.2, Council strikes 

out “R3-1, R3-2 and R3-3” and substitutes “R3-1, R3-2, R3-3 and R3-4”. 
 

7. Council strikes out the RM-12 district schedule in its entirety. 
 

8. In the C-2A District Schedule, Council: 
 
(a) strikes out the title “C-2A District Schedule” and substitutes “C-2A, C-2D and C-2E 

Districts Schedule”; 
 

(b) in section 1.2, strikes out “the C-2A district” and substitutes “the C-2A, C-2D and  
C-2E districts”; 
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(c) in section 2.1, strikes out the lines under the title Dwelling Uses in their entirety, and 
substitutes the following: 
 
“ 
Dwelling Uses existing as of [force and effect date], except 
Mixed-Use Residential Building and Principal Dwelling Unit with 
Lock-Off Unit 

Conditional  

Mixed-Use Residential Building Conditional 2.2.2, 2.2.3, 

 2.2.4 

Principal Dwelling Unit with Lock-Off Unit Conditional 2.2.5 

                ”; 
 

(d) in section 2.2.4, strikes out “Development on any site” and substitutes “In the C-2A 
district, development on any site”; 
 

(e) in section 2.2.5, strikes out “multiple dwelling or”;  
 

(f) in section 3.1.1: 
 

(i) renumbers sections 3.1.1.1 through 3.1.1.3 as sections 3.1.1.2 through 
3.1.1.4, respectively, 
 

(ii) adds a new section 3.1.1.1 as follows: 
 

“3.1.1.1 Developments requiring below-market rental dwelling units or 
social housing are subject to Schedule J: Affordable Housing 
Schedule.”, 

 
(iii) strikes section 3.1.1.2 and replaces it with the following: 

 
“3.1.1.2 In the C-2A and C-2D districts, for mixed-use residential building: 
 

(a) if the form of tenure for the residential floor area: 
 
(i) is secured as 100% residential rental tenure, the 

maximum floor space ratio is 3.50 provided that in 
the C-2A district, at least 35% of the total dwelling 
units have 2 or more bedrooms, or 

 
(ii) includes any tenure other than residential rental 

tenure, the maximum floor space ratio is 2.50; and 

 
b) the floor space ratio for non-dwelling uses on the first storey 

facing the street must be at least 0.35.”, 
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(iv) renumbers sections 3.1.1.3 and 3.1.1.4 as sections 3.1.1.4 and 3.1.1.5, 
respectively, 
 

(v) adds a new section 3.1.1.3 as follows: 
 

“3.1.1.3 In the C-2E district, for mixed-use residential building:  
 

(a) if the form of tenure for the residential floor area: 
 

(A) is secured as 100% residential rental tenure, the 
maximum floor space ratio is: 

 
(i) 2.50, or 

 
(ii) 3.50 provided that a minimum of 20% of the 

residential floor area is secured as below-
market rental dwelling units, or 

 
(B) includes any tenure other than residential rental 

tenure: 

 
(i) the maximum floor space ratio is 2.50, and 

 
(ii) if the site consists of 1 or more lots on 

record in the Land Title Office prior to [force 
and effect date] where any of the lots have 
an area of 623 m2 or more and a frontage  
of 17.1 m or more, a minimum of 3% of the 
residential floor area must be developed as 
social housing or a cash in lieu payment 
may be provided; and 

 
(b) the floor space ratio for non-dwelling uses on the first storey 

facing the street must be at least 0.35.”, 
 

(vi) in section 3.1.1.5, strikes out “sections 3.1.1.1(a) and 3.1.1.2(a)” and 
substitutes “sections 3.1.1.2(a)(i), 3.1.1.3(a)(i)(B) and 3.1.1.4(a)”,  
 

(vii) in the heading of Column 2 in the Table in section 3.1.2, Council strikes out 
“C-2A” and substitutes “C-2A, C-2D and C-2E”; and 
 

(g) in section 5.1, strikes out “sections 2.2.3, 3.1.1.1(a)(i) and 3.1.1.1(b)” and substitutes 
“sections 2.2.3, 3.1.1.2(a)(i) and 3.1.1.2(b)”. 
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9. This by-law amends the Zoning District Plan attached as Schedule D to By-law No. 3575, 
and amends or substitutes the boundaries and districts shown on it, according to the amendments, 
substitutions, explanatory legends, notations, and references shown on the plans attached as 
Schedules A, B, C and D to this by-law, and incorporates Schedules A, B, C and D into Schedule D 
of By-law No. 3575.  
 
10. The areas shown within the heavy black outlines on Schedule A to this by-law are rezoned 
and moved to the R3-1 district 

 
11. The areas shown within the heavy black outlines on Schedule B to this by-law are rezoned 
and moved to the R3-4 district. 
 
12. The areas shown within the heavy black outlines on Schedule C to this by-law are rezoned 
and moved to the C-2D district.  
 
13. The areas shown within the heavy black outlines on Schedule D to this by-law are rezoned 
and moved to the C-2E district. 

 
14. In Schedule J, Council: 

 
(a) in the Table in section 3.1.1: 

 
(i) adds a line above the line for R3-1, R3-2 and R3-3 as follows: 

 
     “ 

C-2E 10% 
                                                                                                           ”, and 
 

(ii) strikes out “R3-1, R3-2 and R3-3” and substitutes “R3-1, R3-2, R3-3 and  
 R3-4”; and 

 
(b) in the Table in section 8.1.1: 

 
(i) adds a line above the line for FC-2 (Sub-Area E) as follows: 

 
      “ 

C-2E $5,920 per m2 
                          ”; and 
 

(ii) adds a line above the line for RM-8A as follows: 
 
    “ 

 
 
                                    ”. 
 

15. This by-law is to come into force and take effect on [force and effect date], except that 
sections 2 through 14 do not come into force or take effect and the Zoning and Development By-law 
existing on [day before the force and effect date] remains in force and effect with regard to any 

R3-4 $5,920 per m2 
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complete development permit applications accepted on or before [force and effect date] for sites 
within the heavy black outlines on Schedules A through D.
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APPENDIX D 
 

DRAFT By-law to amend Sign By-law No.11879  
regarding the Villages Planning Program 

 
Note: A by-law will be prepared generally in accordance with the provisions listed below, subject 
to change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions of Sign By-law No. 11879. 
 
2. In Table 1 in section 7.1, Council: 
 

(a) strikes out “RM-12,”; 
 
(b) adds “C-2D, C-2E,” after “C-2C1,”; and 
 
(c) adds “R3-4,” after “R3-3,”. 

 
3. In Table 9.1, Table 9.2 and Table 9.3, Council: 
 

(a) adds “C-2D, C-2E,” after “C-2C1,”; and 
 

(b) adds “R3-4,” after “R3-3,”. 
 
4. In section 9.21(a), Council adds “C-2D, C-2E,” after “C-2A,”. 
 
5. In section 9.22(a), Council strikes out “C2-B, C-2C,” and substitutes “C-2B, C-2C, C-2D, 
C-2E”. 
 
6. This by-law is to come into force and take effect on [force and effect date], except that 
sections 2 through 5, do not come into force or take effect and the Sign By-law existing on [day 
before the force and effect date] remains in force and effect with regard to any complete 
development permit applications accepted on or before [force and effect date] for any 
development that was subject to a rezoning as a result of the Zoning and Development By-law 
amendments enacted by “A By-law to amend Zoning and Development By-law No. 3575 
regarding Villages Planning Program”.  
 
 

****** 
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APPENDIX E 
 

DRAFT By-law to amend Noise Control By-law No. 6555 
regarding Villages Planning Program 

 
Note: A by-law will be prepared generally in accordance with the provisions listed below, subject 
to change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions of Noise Control By-law No. 6555.   

2.  In Schedule B, Council adds “C-2D”, “C-2E” and “R3-4” to the list of districts in the correct 
alphanumerical order.   
 
3. This by-law is to come into force and take effect on October 27, 2026. 
 

***** 
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APPENDIX F 
 

DRAFT By-law to amend Subdivision By-law No. 5208  
regarding Villages Planning Program 

 
 
Note: A by-law will be prepared generally in accordance with the provisions listed below, subject 
to change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions and schedules of the Subdivision By-law  
No. 5208.  
 
2. In Schedule A, Table 1, Council: 
 

(a) strikes out the line for RM-12 in its entirety; 
 

(b) adds the following line under the line for R3-3: 
 
 “ 

R3-4    Residential       50’      [    15.240 m]    6000 sq. ft.     [    557.418 m²] 
               ”. 
and 

 
(c) adds the following lines under the line for C-2C1: 
 

“ 
C-2D    Commercial       40’     [    12.192 m]    4800 sq. ft.     [   445.935 m²] 
C-2E    Commercial       40’     [    12.192 m]    4800 sq. ft.     [   445.935 m²] 

                                         ”. 
 

3. In Schedule A, Table 2, Council: 
 
(a) strikes out the line for RM-12 in its entirety; 

 
(b)  adds the following line under the line for R3-3: 

 
 “ 

R3-4    Residential        30’      [    9.144 m]     3000 sq. ft.     [    278.709 m²] 
              ”. 
and 

 
(c) adds the following lines under the line for C-2C1: 

 
“ 
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C-2D    Commercial     25’     [    7.620 m]     3000 sq. ft.     [    278.709 m²] 
C-2E    Commercial     25’     [    7.620 m]     3000 sq. ft.     [    278.709 m²] 

                            ”. 
 
4. Council amends Schedule A of the Subdivision By-law by deleting the properties shown 
within the heavy black outlines on Schedule A, attached to this by-law, from the R1-1 maps 
forming part of Schedule A of the Subdivision By-law. 
 
5. This by-law is to come into force and take effect on [force and effect date], except that 
sections 2 through 4 do not come into force or take effect and the Subdivision By-law existing 
on [day before the force and effect date] remains in force and effect with regard to any complete 
development permit applications accepted on or before [force and effect date] for any 
development that was subject to a rezoning as a result of the Zoning and Development By-law 
amendments enacted by “A By-law to amend Zoning and Development By-law No. 3575 
regarding Villages Planning Program”. 
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DRAFT By-law to amend Parking By-law No. 6059  

regarding Villages Planning Program 
 

Note: A by-law will be prepared generally in accordance with the provisions listed below, subject 
to change and refinement prior to posting. 
 
1. This by-law amends the indicated provisions of Parking By-law No. 6059. 

 
2. In section 4.2.1, Council strikes out “RM-9A, RM-11, and RM-12” and substitutes “RM-9A 

and RM-11”. 
 

3. In sections 4.5, 4.5.8, 4.5.10 and 4.5.11, Council adds “C-2D, C-2E,” after “C-2C1,”. 
 

4. In section 5.2, Council adds “C-2D, C-2E,” after “C-2A,”. 
 

5. This by-law is to come into force and take effect on [force and effect date], except that 
sections 2 through 4 do not come into force or take effect and the Parking By-law existing on  
[day before the force and effect date] remains in force and effect with regard to any complete 
development permit applications accepted on or before [force and effect date] or any development 
that was subject to a rezoning as a result of the Zoning and Development By-law amendments 
enacted by “A By-law to amend Zoning and Development By-law No. 3575 regarding Villages 
Planning Program”.  
 



APPENDIX H 
PAGE 1 OF 69 

 
 

 

 
APPENDIX H 

Summary of Proposed Amendments to Community Plans  

Amendments will be prepared generally in accordance with the provisions listed below, subject to change and refinement prior to posting. 
 
Table 1: Summary of Proposed Amendments to Norquay Village Neighbourhood Centre Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page #  Amendment Rationale  

3.3 New 
Residential 
Zones 

29 Delete Figure 2: New Residential Zone Designations and replace with the map 
below:  

 
Add text below image:  
 
*The Villages Plan was approved in 2026 and overlaps with parts of the 

The Villages Plan area overlaps 
with the Norquay Village 
Neighbourhood Centre Plan. A 
map and text amendment is 
proposed to show the overlap and 
points to the Villages Plan for 
updated policies and development 
opportunities that apply to the 
overlap area.  
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Norquay Village Neighbourhood Centre Plan. Refer to the Villages Plan for 
policies and development opportunities that apply to the overlap areas.  

 
Table 2: Summary of Proposed Amendments to Norquay Village Public Realm Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page #  Amendment 
 

1.0 
Introduction 

4 Add text: 
The Villages Plan was approved in 2026 and overlaps with parts of the 
Norquay Village Public Realm Plan. Refer to the Villages Plan for policies and 
public realm enhancements that apply to the overlap areas as shown in the 
map below. 
 
Add map: 
 

 
 

The Villages Plan area overlaps 
with the Norquay Village Public 
Realm Plan. A map and text 
amendment is proposed to show 
the overlap and points to the 
Villages Plan for updated policies 
and development opportunities that 
apply to the overlap area. 
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Table 3: Summary of Proposed Amendments to Norquay Village Public Benefits Strategy 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page 
#  Amendment Rationale 

A. The 
Norquay 
Village 
Neighbourhood 
Centre 

1 Delete Figure 1: New Residential Zone Designation and replace with the map 
below:  

 
Add text below image:  
 
*The Villages Plan was approved in 2026 and overlaps with parts of the 
Norquay Village Neighbourhood Centre Plan. Refer to the Villages Plan for 
policies that apply to the overlap areas. 

The Villages Plan area overlaps with 
the Norquay Village Public Benefits 
Strategy. A map and text 
amendment is proposed to show the 
overlap and points to the Villages 
Plan for updated policies and 
development opportunities that apply 
to the overlap area. 
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Table 4: Summary of Proposed Amendments to Grandview-Woodland Community Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion.  

Section # Page 
#  Amendment Rationale 

5 Plan 
Summary  

31 Nanaimo 
Close to schools and parks, Nanaimo Street provides a notable opportunity to 
increase the supply of family-friendly housing. The plan also enhances small, 
local-servicing retail and service nodes to provide better services closer to 
home. 
1. Allow ground-oriented housing, such as rowhouses suitable for families, 
along much of Nanaimo Street.  
2. At commercial shopping nodes, allow mixed-use buildings of between 4 and 
6 storeys to help bring new life to the local shopping nodes.  
3. Improve pedestrian comfort in the public realm to activate and unify the 
street 

Nanaimo sub-area is proposed to be 
removed in the Grandview-
Woodland Plan. All parcels within the 
Nanaimo sub-area are proposed to 
be City-initiated rezoned under the 
Villages planning process to allow for 
more development opportunities 
than what the Grandview-Woodland 
Community Plan currently allows.  

31 Remove image of 'Nanaimo Street' As explained above, Nanaimo sub-
area to be removed. Image of 
Nanaimo Street no longer applicable.  

6 Places  35 In this plan, each of these is referred to as a sub-area. Based on community 
input, geography, existing built form and other factors, seven six distinct sub-
areas emerged: Commercial Drive, Hastings, Nanaimo, Cedar Cove, Britannia-
Woodland, Grandview, and Commercial-Broadway Station Precinct.   

As explained above, Nanaimo sub-
area to be removed. Reference to 
seven sub-areas to be corrected to 
six. 

36 Delete Figure 6.1: Grandview-Woodland Sub-Areas and replace with the map 
below:  
 

The Villages Plan area overlaps with 
the Grandview-Woodland 
Community Plan. A map and text 
amendment is proposed to show the 
overlap and points to the Villages 
Plan for updated policies and 
development opportunities that apply 
to the overlap area. 
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Section # Page 
#  Amendment Rationale 

 
Add text below image:  
 
*The Villages Plan was approved in 2026 and overlaps with parts of the 
Grandview-Woodland Community Plan. Refer to the Villages Plan for land use 
and other policies and development opportunities that apply to the overlap 
areas. 

6.5 Grandview 85 Delete Figure: Grandview Sub-Area Context and replace with the map below:  The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
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Section # Page 
#  Amendment Rationale 

  

remove parcels from the area that 
overlap with the Villages.  
 
Parcels currently zoned RM-12 are 
also to be removed from the map. 
RM-12 is to be repealed as part of 
the Villages planning process, and 
these parcels will be included in the 
City-initiated rezoning to R3-1. The 
new zone will allow more 
development opportunities than what 
is currently permitted under the 
Grandview-Woodland Plan. 

87 Delete Figure 6.32: Grandview Land Use Map and Character Areas and 
replace with the map below:  

Same rationale at above. 
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6.5.1 
Residential 
Core  

88 Delete Figure 6.33: Grandview Residential Core Land Use and replace with the 
map below:  

Same rationale at above. 
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6.5.2 East 1st 
Avenue  

90 East 1st Avenue, between Commercial Drive and Nanaimo Street Semlin 
Drive, is a busy arterial street that can be expected to have high volumes of 
vehicular traffic for the foreseeable future.  
 
New housing typologies will be introduced to provide ownership and secondary 
rental opportunities. Public realm improvements will help mitigate the impacts 
of the busy street. East of Commercial Drive to Semlin Drive, policies allow for 
low-rise apartments. while in the area between Semlin Drive to Nanaimo 
Street, courtyard rowhouses are envisioned. 

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This text is to be amended to remove 
reference to overlapping areas with 
the Villages Plan.  

90 Delete Figure 6.34: Grandview East 1st Ave Land Use and replace with the 
map below:  

Same rationale as above.  
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91 East 1st Avenue, between Semlin Drive and Nanaimo Street 

 
● In specified locations (see Figure 6.34), consider applications for ground-
oriented stacked townhouses or rowhouses (residential), including courtyard 
stacked townhouses and rowhouses, with the opportunity for secondary suites 
and lock-off units, as set out in 
the RM-12N District Schedule. As part of this: 
   ○ Ensure applications account for RM-12N Guidelines. 
 
● Provide public realm improvements that could include increased sidewalk 
width, street trees and amenities such as seating, bike racks.  

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
Text is to be amended to remove 
policies that are no longer 
applicable. 
 
As the portion of E 1st Ave between 
Semlin Drive and Nanaimo Street 
that this policy refers to is within the 
Villages Plan area, these policies 
can be removed. 
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91 Amend text below Figure 6.35: 4-Storey ‘T’ Typology on a 4-Lot Assembly: 
 
As part of City-initiated implementation work, some measurements on this 
diagram may have changed. Please refer to the RM-12N RM-11 District 
Schedule for current regulations.  

Diagram is incorrectly referencing 
RM-12. A 'T' Typology is permitted 
under RM-11, not RM-12. Diagram 
text to be updated to reflect this.  

92 Amend text below Figure 6.36: Grandview East 1st Avenue Typical Section (4-
Storey Apartment Segment): 
 
As part of City-initiated implementation work, some measurements on this 
diagram may have changed. Please refer to the RM-12N RM-11 District 
Schedule for current regulations.  

Same rationale as above.   

92 Delete Figure 6.37: Grandview East 1st Avenue Typical Section (Courtyard 
Rowhouse Segment) 
 
Replace with:  
Figure 6.37 has been removed as it no longer applies.  

The cross section shown reflects the 
courtyard rowhouses form along E 
1st Avenue. However, this portion of 
E 1st is fully within the Nanaimo St 
and E 1st Ave Village or are RM-12 
parcels proposed to be included in 
the City-initiated rezoning.  
The Villages Plan will allow for a 
greater diversity of housing and 
mixed-use forms up to 6-storeys. 
Therefore, this cross section is no 
longer accurate or representative of 
future conditions.  

6.5.3 
Transition 
Areas  

93 On the north side of East Pender Street (Semlin Drive to Nanaimo Street) and 
the south side of East 8th Avenue (Victoria Drive to Nanaimo Street Lakewood 
Drive) are transition areas between higher density development on East 
Hastings Street and Broadway and lower scaled residential areas in behind. 
Policies support traditional rowhouses in these limited areas providing new 
ground-oriented family housing forms, as well as secondary rental in the form 
of lock-off suites. 
 
The east side of Garden Drive (East 7th to East 8th Avenue) currently has 
single-family housing. It will be a transition area between higher density mixed-
use development nodes on Nanaimo Street and the interior residential area. 

Updated policies and development 
opportunities for parcels within the 
Nanaimo St and E 1st Ave Village 
and the Nanaimo St and E Broadway 
Village boundaries are proposed to 
be in the Villages Plan. Parcels 
zoned RM-12 will also be rezoned as 
part of the Villages planning 
program, including those parcels 
east of Lakewood Drive (including 
the east side of Garden Drive). 
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This area will have new multi-family residential development, providing 
ownership opportunities. 

93 Delete Figure 6.38: Grandview Transition Areas Land Use and replace with the 
map below:  

 
  

The areas that are overlapping with 
the Village Plan area have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
remove parcels from the area that 
overlap with the Villages.  
 

94 East Pender Street (Semlin Drive to Nanaimo Street) and East 8th Avenue 
(Victoria Drive to Garden Street Lakewood Drive) 
…  
Garden Drive, East 7th to East 8th Avenues 
 
● Consider applications for four-storey “T”-shaped apartments (residential), 
with opportunity for lock-off units, as set out in the RM-11/RM-11N District 
Schedule (see Figure 6.38). As part of this: 
○ Ensure applications account for RM-11/RM-11N Guidelines. 
○ Provide public realm improvements that could include increased sidewalk 

Updated policies and development 
opportunities for parcels within the 
Nanaimo St and E 1st Ave Village 
and the Nanaimo St and E Broadway 
Village boundaries are proposed to 
be in the Villages Plan.  
As the portion of Garden Drive, E 7th 
to E 8th Ave is fully within the 
Villages Plan area, these policies are 
to be removed. 
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width, street trees and amenities such as seating, bike racks feature lighting.  
 
● Allow low rise residential apartment building on the southeast corner of East 
8th Avenue  
and Garden Drive, as follows: 
○ Height: up to 6 storeys. 
○ Density: up to 2.65 FSR. 
○ Site frontage: 15.1 m (49.5 ft.) (minimum). 
○ Provide public realm improvements that could include increased sidewalk 
width, street trees and amenities such as seating, feature lighting, bike racks. 

94 Amend text below Figure 6.39: Traditional Rowhouse Development on a 4-Lot 
Assembly: 
 
As part of City-initiated implementation work, some measurements on this 
diagram may have changed. Please refer to the RM-12N RM-11 District 
Schedule for current regulations.  

Diagram is incorrectly referencing 
RM-12. The typology shown in the 
diagram is permitted under RM-11, 
not RM-12. Diagram text to be 
updated to reflect this.  

6.5.4 
Northwest 
Apartment 
Area  

95 Delete Figure 6.40: Grandview Northwest Apartment Area Land Use and 
replace with the map below:  

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
remove parcels from the area that 
overlap with the Villages.  
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6.6 Nanaimo  97-

104 
Delete all content in Section 6.6.(pages 97-104) 
 
Replace with text:  
Section 6.6 has been removed including Figures 6.41 - 6.45. Updated land 
uses and relevant policies have been reflected in the Villages Plan.  

Nanaimo sub-area is proposed to be 
removed in the Grandview-
Woodland Plan. All parcels within the 
Nanaimo sub-area are proposed to 
be City-initiated rezoned to allow for 
more development opportunities 
than what the Grandview-Woodland 
Community Plan currently allows. 
Sub-area to be removed.  

6.7 
Commercial-
Broadway 
Station 
Precinct 

105 Delete Commercial-Broadway Station Precinct Sub-Area Context Map and 
replace with the map below:  

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
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This map is to be amended to 
remove parcels from the area that 
overlap with the Villages.  
 

105 The Station Precinct is generally bounded by Clark Drive, Nanaimo Street 
Lakewood Drive, East 12th Avenue, the Grandview Cut, and Broadway.  

Updated policies and development 
opportunities for parcels within the 
Nanaimo St and E Broadway Village 
boundaries are proposed to be in the 
Villages Plan.  
 
The text amendment of Nanaimo 
Street to Lakewood Drive seeks to 
corrects the new sub-area 
boundaries once the Village parcels 
have been removed.  

106 Delete Figure 6.46: Commercial-Broadway Station Precinct (CBSP) Land Use 
Map and Character Areas and replace with the map below:  

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
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development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
remove parcels from the area that 
overlap with the Villages.  
 

107 Directions vary depending on the part of the subarea—there are five four 
character areas: Station Mixed Use and Employment, Station Residential, 
Broadway East Multi-Family, Transition Area, and Residential Character Area 

The transition area sub-area fully 
overlaps with the Nanaimo St and E 
Broadway Village. Updated policies 
and development opportunities for 
parcels within the overlapping area 
are proposed to be in the Villages 
Plan. Therefore, this sub-area is to 
be removed and the reference to five 
sub-areas is to be amended to four. 

6.7.1 Station 
Mixed-Use and 
Employment 

108 Delete Figure 6.47: CBSP Station Mixed-use and Employment Land Use and 
replace with the map below:  

 

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
remove parcels from the area that 
overlap with the Villages.  
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6.7.2 Station 
Residential 

114 Delete Figure 6.51: CBSP Station Residential Land Use and replace with the 
map below:  

 

Same rationale as above.  

116 Amend text below Figure 6.53: CBSP Residential Area Typical Section: 
 
As part of City-initiated implementation work, some measurements on this 
diagram may have changed. Please refer to the RM-12N RM-11 District 
Schedule for current regulations.  

Diagram is incorrectly referencing 
RM-12. A building form shown in this 
diagram is permitted under RM-11, 
not RM-12. Diagram text to be 
updated to reflect this.  

117 Amend text below Figure 6.54: 4-Storey ‘T’ Typology on a 4-Lot Assembly: 
 
As part of City-initiated implementation work, some measurements on this 
diagram may have changed. Please refer to the RM-12N RM-11 District 
Schedule for current regulations.  

Same rationale as above.  

6.7.3 
Broadway East 
Multi-Family 

118 Delete Figure 6.55: CBSP Broadway East Multi-Family Land Use and replace 
with the map below:  

The areas that are overlapping with 
Village Plan areas have been 
removed, as the Villages Plan will 
have updated policies and 
development opportunities for 
parcels within the overlapping area. 
This map is to be amended to 
remove parcels from the area that 
overlaps with the Villages.  
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119 Broadway from Semlin Drive to Garden Drive Lakewood Drive 

.... 
North side of East 10th Avenue between Semlin Drive and Garden Drive 
Lakewood Drive 

Updated policies and development 
opportunities for parcels within the 
overlap areas with Villages are 
proposed to be in the Villages Plan.  
 
The text amendment from Garden 
Drive to Lakewood Drive seeks to 
corrects the new sub-area 
boundaries once the Village parcels 
have been removed. 

6.7.4 
Transition Area  

120-
121 

Delete content in Section 6.7.4 (pages 120-121) 
 
Add text:  
Section 6.7.4 has been removed including Figure 6.58. Updated land uses and 
relevant policies have been reflected in the Villages Plan.  

The transition area sub-area fully 
overlaps with the Nanaimo St and E 
Broadway Village. Updated policies 
and development opportunities for 
parcels within the Village boundaries 
are proposed to be in the Villages 
Plan. Sub-area is to be removed. 

6.7.5 
Residential 
Character Area 

122 Delete Figure 6.59: CBSP Residential Character Area Land Use and replace 
with the map below:  

The areas that are overlapping with 
the Nanaimo St and E Broadway 
Village are to be removed, as 
updated policies and development 
opportunities for parcels within the 
Village boundaries are proposed in 
the Villages Plan. To avoid 
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duplication, this map is to be 
amended to remove parcels from the 
area that overlap with the Villages.  

7.2 Provide a 
Diversity of 
Housing 
Options in the 
Neighbourhood 

135 Delete Figure 7.6: Housing Policies for Grandview-Woodland and replace with 
the map below:  
 

 

The areas that are overlapping with 
the Nanaimo St and E 1st Ave 
Village and the Nanaimo St and E 
Broadway Village are to be removed, 
as updated policies and 
development opportunities for 
parcels within the Village boundaries 
are proposed to be in the Villages 
Plan. This map is to be amended to 
remove parcels from the area that 
overlaps with the Villages.  
 
Parcels currently zoned RM-12 are 
also to be removed from the map. 
RM-12 is to be repealed as part of 
the Villages planning process and 
these parcels will be included in the 
City-initiated rezoning to R3-1. The 
new zone will allow more 
development opportunities than what 
is currently permitted under the 
Grandview-Woodland Plan.  
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9.2 Plazas 160 9.2.1 Pursue new and improved hard-surfaced plaza areas as part of key new 
developments. Programming should consider cultural programming, markets, 
outdoor theatre, kid’s festivals, and weather-proofing measures. The following 
are priority locations: 
... 
● Nanaimo and Charles – southeast corner as part of redevelopment. 

The updated policy for the delivery of 
this plaza is proposed to be in the 
Villages Plan. This reference is to be 
removed to avoid duplication.  

9.5 Parks 164 Delete Figure 9.1: Grandview-Woodland Parks and Public Spaces and replace 
with the map below:  

  

The updated policy for the delivery of 
plazas within the overlap areas with 
the Villages Plan is proposed to be in 
the Villages Plan. These references 
are to be removed to avoid 
duplication. 

11.1 Heritage 
and Character 
Resources 

182 11.1.4 In areas currently zoned RS and RT, introduce a new zone to allow for 
infill and multiple conversion dwellings on sites with pre-1940 character merit 
buildings (Grandview, Nanaimo Street, and Commercial-Broadway Station 
Precinct subareas). 

Nanaimo sub-area is proposed to be 
removed in the Grandview-
Woodland Plan. All parcels within the 
Nanaimo sub-area are proposed to 
be City-initiated rezoned to allow for 
more development opportunities 
than what the Grandview-Woodland 
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Community Plan currently allows. 
Sub-area to be removed.  

17.1 Privately-
initiated 
Rezonings 

257 Amend Figure 17.3: Non-conforming Small-scale Deactivated Retail (RS and 
RM zones): 

Existing Non-conforming Small-scale Deactivated Retail (RS and RM) 
1007 Odlum Drive 
1107 McLean Drive (at Napier) 
1200 (including 1202 + 1204) Woodland (at William) 
2121 East Broadway (East of Lakewood) 

 

Updated policies relating to local 
serving retail sites for parcels within 
the boundaries of the Nanaimo St 
and E 1st Village and the Nanaimo 
St and E Broadway Village are 
proposed to be in the Villages Plan. 
Remove this reference to avoid 
duplication.  

259 Delete Figure 17.4: Privately-initiated Rezoning Areas and replace with the 
map below:  

  

The Villages Plan proposes adding 
more development opportunities 
than those currently identified in the 
Grandview-Woodland Plan for the 
areas overlapping with the Nanaimo 
St and E 1st Ave Village and the 
Nanaimo St and E Broadway Village. 
To prevent duplication between the 
two plans, updated policies and 
development opportunities for 
parcels within the Villages 
boundaries are proposed to be in the 
Villages Plan.   

260 Delete Figure 17.5: Negotiated CACs and Fixed Rate CACs and replace with 
the map below:  

The 2026 Financing Growth Update 
will transition the City’s approach to 
development contributions from 
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CACs to more City-initiated zoning 
with pre-set, predictable 
contributions (DCLs and ACCs). 
With the Villages largely 
implemented through City-initiated 
zoning, the primary funding tools for 
public benefits in Villages will be 
DCLs and ACCs, along with 
inclusionary zoning for affordable 
housing. Remove CAC requirements 
here to avoid duplication.  

261 Fixed rate CAC target – Some rezonings will be asked to contribute a fixed rate 
CAC target per square foot on the approved net increase in density beyond 
existing zoning. These are generally sites where up to 4- and 6-storey mixed-
use projects are permitted along Nanaimo Street, Broadway, and East 12th 
Avenue.  

Nanaimo sub-area is proposed to be 
fully removed in the Grandview-
Woodland Plan. Therefore, reference 
to this sub-area is to be removed.  

17.2 City-
initiated 
Rezonings 

262 Prepare new RT Guidelines for the Grandview, Nanaimo Street and 
Commercial Broadway Station Precinct sub-areas to reflect the plan policy. 

Same rationale as above.  

263 Delete Figure 17.6: City-initiated Rezoning Areas and replace with the map 
below:  

Parcels within the Village boundaries 
and parcels that are zoned RM-12 
will be included in the City-initiated 
rezoning under the Villages planning 
program. To avoid duplication, 
parcels to be removed from the map.  
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Table 5: Summary of Proposed Amendments to Marpole Community Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page #  Amendment Rationale 

6 Places 29 Delete Figure 6.2: Land Use and replace with the map below:  The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within overlapping area are proposed to 
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Add text below image:  
 
*The Villages Plan was approved in 2026 and overlaps with parts of the 
Marpole Plan. Refer to the Villages Plan for policies and development 
opportunities that apply to the overlap areas.  

be in the Villages Plan. The map 
amendment and text below the image is 
proposed to reflect this. 

6.1 Granville 31 Delete Granville sub-area map and replace with the map below:  The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
proposed to be in the Villages Plan and 
removed from the Marpole Plan. Map to 
be edited to reflect this.  
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6.1.1 Mixed-
use (up to 12 
storeys) 

33 Delete the land use map and replace with the map below:  

 

Same rationale as above.  
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6.1.2 Mixed-
use (up to 8 
storeys) 

34 Delete the land use map and replace with the map below:  

 

Same rationale as above.  

6.1.3 Mixed-
use (up to 6 
storeys) 

35 Delete the land use map and replace with the map below:  

 

Same rationale as above.  
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6.1.4 
Apartment with 
choice of use 
at grade (up to 
6 storeys) 

36 Delete the land use map and replace with the map below:  

 

Same rationale as above.  

6.1.5 
Apartment (up 
to 6 storeys) 

37 Delete the land use map and replace with the map below: 

 

Same rationale as above.  
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6.1.6 
Apartment (up 
to 4 storeys) 

38 Delete the land use map and replace with the map below: 

 

Same rationale as above.  

6.1.7 
Townhouse/ 
rowhouse (up 
to 3 storeys) 

39 Delete the land use map and replace with the map below: 

 

Same rationale as above.  
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39 Remove cross-section diagram on page The cross section shown reflects the 
townhouse / rowhouses form along 
Granville Street. The west side of 
Granville Street is part of the Angus 
Drive and W 57th Avenue Village. The 
Villages Plan allows for a greater 
diversity of housing and mixed-use 
forms up to 6-storeys. Therefore, this 
cross section is no longer accurate or 
representative of future conditions.  

6.2 Hudson  
     6.2.1 
Mixed-use (up 
to 12 storeys) 

43 Delete the land use map and replace with the map below: 

 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
proposed to be in the Villages Plan and 
removed from the Marpole Plan.  

6.2.2 Mixed-
use (up to 8 
storeys) 

44 Delete the land use map and replace with the map below: Same rationale as above.  
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6.2.3 Mixed-
use (up to 6 
storeys) 

45 Delete the land use map and replace with the map below: 

 

Same rationale as above. 
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6.2.4 
Apartment with 
choice of use 
at grade 
(up to 6 
storeys)  

46 Delete the land use map and replace with the map below: 

 

Same rationale as above. 

6.2.5 
Apartment (up 
to 6 storeys) 

47 Delete the land use map and replace with the map below: 

 

Same rationale as above. 
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6.3 Oak  49 Oak Street will transition to have a more urban residential character with 
new housing types and an improved overall look and feel. Located in the 
centre of Marpole, Oak Street at West 67th Avenue will become a focus for 
this area, developed as an urban mixed-use “node”, creating a vital 
connection between east and west Marpole. The commercial area will be 
strengthened and enhanced through more prominent mid-rise, mixed-use 
buildings, including increased retail space at street level, and a new urban 
plaza to help establish a sense of place.  Wide sidewalks, street trees and 
planted boulevards will create a comfortable, safe and attractive walking 
experience along Oak Street. 

Updated policies for parcels within the 
area overlapping with the Villages 
boundaries are proposed to be in the 
Villages Plan. This reference is to be 
removed to avoid duplication.  

49 Delete Oak sub-area map and replace with the map below:  

 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas is 
proposed to be in the Villages Plan and 
removed from the Marpole Plan. Map to 
be edited to reflect this.  

50 Remove all content on page 50. 
 
Add text: 
Page has been removed including Figure 6.5. Updated policies have been 
reflected in the Villages Plan.   

The content on page 50 refers to an 
area wholly within the Oak Street and W 
67th Avenue Village. Updated policies 
for parcels within the boundaries for the 
Oak Street and W 67th Avenue Village 
are proposed to be in the Villages Plan. 
Content is to be removed to avoid 
duplication.  
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6.3.1 Mixed-
use (up to 8 
storeys) 

51 Remove all content on page 51. 
 
Add text: 
Section 6.3.1 no longer applies. Updated land uses and relevant policies 
are reflected in the Villages Plan. 

Section 6.3.1 refers to an area wholly 
within the Oak Street and W 67th 
Avenue Village. Updated policies for 
parcels within the boundaries for the 
Oak Street and W 67th Avenue Village 
are proposed to be in the Villages Plan. 
Section to be removed to avoid 
duplication. 

6.3.2 
Apartment (up 
to 6 storeys) 

52 Delete cross section diagram and land use map and replace with the map 
below:  

 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the area overlapping with the 
Oak Street and W 67th Avenue Village. 
To prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
proposed to be in the Villages Plan and 
removed from the Marpole Plan.  
 
The cross section shown reflects the 
apartment and townhouse / rowhouses 
form stepping back from Oak Street. 
The cross section is located within the 
Oak Street and W 67th Avenue Village. 
The Villages Plan will allow for a greater 
diversity of housing and mixed-use 
forms up to 6-storeys for this area. 
Therefore, this cross section is no 
longer accurate or representative of 
future conditions. 
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6.3.3 
Townhouse/ro
whouse (up to 
3 storeys) 

53 Delete cross-section diagram and land use map and replace with the map 
below:  

 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
proposed to be in the Villages Plan and 
removed from the Marpole Plan.  
 
The cross section reflects the apartment 
and townhouse / rowhouses form 
stepping back from Oak Street and is 
located within the Oak Street and W 
67th Avenue Village. The Villages Plan 
will allow for a greater diversity of 
housing and mixed-use forms up to 6-
storeys for this area. Therefore, this 
cross section is no longer accurate or 
representative of future conditions. 

7 Built Form 
Guidelines  
  Oak 

68 Remove: 
7.1.9 Provide a public plaza at the intersection of Oak Street and West 67th 
Avenue. Refer to 10.0 Parks, Open Space, and Greening for details.  
 
Replace with: 
7.1.9 policy no longer applies. Relevant policies are reflected in the Villages 
Plan. 

Updated policy for the delivery of this 
plaza is proposed to be in the Villages 
Plan. This reference is to be removed to 
avoid duplication.  

8 Housing  86 Remove Figure 8.5: Housing Policies and replace with the map below:  The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
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proposed in the Villages Plan and 
removed from the Marpole Plan. Map to 
be edited to reflect this.  

9 
Transportation 

93 Delete Figure 9.2: Existing and Potential Walking and Cycling Routes* and 
replace with the map below:  

  

Updated policies for the delivery of 
plazas within the overlapping area with 
the Villages Plan area is proposed to be 
in the Villages Plan. These references 
are to be removed to avoid duplication. 

102 Remove: 
3. Oak Street at West 67th Avenue (northeast or northwest corner): 
Mid-size plaza; neighbourhood identity, a gathering place on the West 67th 
Avenue neighbourhood connector, seating, lighting, drinking fountain; 
hard/softscape; retail activity at edge engaged with plaza. 
 
Replace with: 

Same rationale as above.  
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3. Policy no longer applies. Relevant policies are reflected in the Villages 
Plan. 

10 Parks, 
Open Space 
and Greening  

103 Delete Figure 10.2: Parks, Plazas, and Open Spaces and replace with the 
map below:  

 

Same rationale as above.  

105 Delete Figure 10.3: Fraser River Connections and replace with the map 
below:  

 

Same rationale as above.  

11 Local 
Economy  

114 Remove: 
11.1.6 Enhance the retail node at Oak Street and West 67th Avenue 
through additional housing opportunities and improved public realm, 
including an improved crossing at this intersection 
 
Replace with: 
11.1.6. Policy no longer applies. Relevant policies are reflected in the 
Villages Plan.  

Updated policies for parcels within the 
area overlapping with the Villages 
boundaries are proposed to be in the 
Villages Plan. These references are to 
be removed to avoid duplication.  
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18 
Implementation 

172 Delete Figure 18.1: Developer-initiated Rezoning Areas and replace with 
the map below:  

 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Marpole 
Plan for the overlapping areas. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the Villages boundaries are 
proposed to be in the Villages Plan and 
removed from the Marpole Plan.  

 
173 Delete Figure 18.2: Negotiated CACs* and replace with the map below:  

 

The 2026 Financing Growth Update will 
transition the City’s approach to 
development contributions from CACs 
to more City-initiated zoning with pre-
set, predictable contributions (DCLs and 
ACCs). With the Villages largely 
implemented through City-initiated 
zoning, the primary funding tools for 
public benefits in Villages will be DCLs 
and ACCs, along with inclusionary 
zoning for affordable housing. Remove 
CAC requirements here to avoid 
duplication.  
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174 Delete Figure 18.3: Fixed Rate CAC Target* and replace with the map 
below:  

 

Same rationale as above.  

175 Delete Figure 18.4: City-initiated Rezonings and replace with the map 
below:  

 

Parcels within the Village boundaries 
will be included in the City-initiated 
rezoning under the Villages planning 
program. To avoid duplication, parcels 
to be removed from this map.  



APPENDIX H 
PAGE 38 OF 69 

 
 

 

Table 6: Summary of Proposed Amendments to Cambie Corridor Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page #  Amendment Rationale 

3.3 CONCEPT 
PLAN  

30-31  Delete Concept Plan and replace with the map below:  

 
 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes developed through 
the Villages planning process for the 
Heather Street and W 33rd Avenue 
Village while retaining the existing 
Cambie Corridor Plan opportunities for 
this area.  
 
The general approach was to remove 
areas which overlapped with the 
Villages from community plans. 
However, the Heather St and E 33rd 
Ave Village is the exception as many 
sites have already redeveloped under 
the Cambie Corridor Plan. For this 
location, all land use directions will be 
delivered through an amendment to the 
Cambie Corridor Plan, with existing 
policies retained where applicable.  
 
For the Oak St and W 49th Ave and 
the Oak St and W 67th Ave Villages, 
the Villages proposes adding more 
development opportunities than those 
currently identified in the Cambie 
Corridor Plan. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed in the Villages Plan and 
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to be removed from the Cambie 
Corridor Plan.  

4.2.1 MIXED-
USE 
BUILDINGS 
ON 
ARTERIALS 

50 Delete map and replace with map below: 

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes proposed through 
the Villages planning process for the 
Heather Street and W 33rd Avenue 
Village while retaining the existing 
Cambie Corridor Plan opportunities for 
this area. 

4.2.2 CAMBIE 
STREET: 
KING 
EDWARD-
29TH AVENUE 

51 Delete map and replace with map below: 

 

Same rationale as above. 

4.2.3 KING 
EDWARD 
AVENUE: 
HEATHER–

52 Delete map and replace with map below: Same rationale as above. 
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COLUMBIA 
STREET 

 

4.2.4 CAMBIE 
STREET: 
29TH – 33RD 
AVENUE 

53 1. Delete: Representative Section: Cambie Street between 32nd and 33rd 
Avenue. 
 
2. Delete map and replace with map below:  

 

Same rationale as above. 

 
4.2.5 MIXED-
USE (4 
STOREYS) 

54 Delete all content in 4.2.5 and replace with the following: 
 
4.2.5. HEATHER ST AND W 33RD AVENUE VILLAGE ST 
___________________ 
Uses: Missing Middle Residential 

Section 4.2.5, which identifies policies 
for the mixed-use block along W 33rd 
Ave, is no longer required as the block 
is proposed to be part of the City-
initiated rezoning as part of the Villages 
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Density: up to 2.4 FSR 
Height: up to 6 storeys 
___________________ 
 
- Missing middle housing including single detached houses, multiplexes, 
townhouses and low-rise apartment buildings up to 6 storeys 
- Heights and densities vary by housing type and tenure 
- Implemented through City-initiated rezoning to R3-4. Refer to the 
Implementation Section (Chapter 14) for more information.  
- Some sites have additional rezoning opportunities under the Cambie 
Corridor Plan. 
- For built form guidelines and specific densities for each building type, refer 
to district schedule and associated design guidelines.  
___________________ 
Uses: Mixed-use  
Density: up to 2.4 FSR 
Height: up to 6 storeys 
___________________ 
 
- Low rise mixed-use buildings up to 6 storeys 
- Implemented through City-initiated rezoning to C-2E. Refer to the 
Implementation Section (Chapter 14) for more information.  
- For built form guidelines and specific densities for each building type, refer 
to district schedule and associated design guidelines.  
 
Insert below map: 

planning process to allow for this 
development opportunity. Therefore, 
Section 4.2.5 is no longer needed. 
 
Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village. Map to be added to reflect 
change. To prevent renumbering 
throughout the document, the new 
material has been placed under 
Section 4.2.5. 
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4.2.6 CAMBIE 
STREET: 
33RD–37TH 
AVENUE  

55 Delete map and replace with the map below:  

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village. Map to be edited to reflect 
change. 

 

4.2.7 35TH 
AVENUE 
CONNECTION 

56 Delete map and replace with the map below:  Same rationale as above.  
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4.2.8 4-
STOREY 
STRATA 
APARTMENTS 
OR 6-STOREY 
RENTAL  

58 Delete land use map and replace with the map below:  

 

Same rationale as above. 

 

4.2.9 
TOWNHOUSE
S 

59 Delete the map and replace with the map below:  Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
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Delete the Representative Section: 29th Avenue between Heather Street and 
Ash Street and replace with the section below:  

  

Cross-section marker proposed to be 
relocated to where the cross-section is 
still applicable.  

4.3 
OAKRIDGE 
MUNICIPAL 
TOWN 
CENTRE 

60 Delete Overview of Oakridge Municipal Town Centre map and replace with 
the map below:  

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak St and W 49th Ave and 
the Oak St and W 67th Ave Villages. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within the overlapping areas are 
proposed to be in the Villages Plan and 
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removed from the Cambie Corridor 
Plan.  

4.3.1 CAMBIE 
STREET: 
39TH–45TH 
AVENUE  

65 Delete map and replace with the map below:  Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
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4.3.2 41ST 
AVENUE: 
WILLOW–
COLUMBIA 
STREET 

72 Delete map and replace with the map below:  

 

Same rationale as above.  
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4.3.4 
HEATHER 
STREET 
(LOCAL 
SHOPPING 
STREET): 
37TH–41ST 
AVE 

80 Delete map and replace with the map below:  

 

Same rationale as above.  

 

4.3.5 43RD 
AVENUE 
(LOCAL 
SHOPPING 
STREET): 
LANE EAST 
OF CAMBIE 
TO ALBERTA 
ST 

82 Delete map and replace with the map below:  

 

Same rationale as above.  

 

4.3.6 HIGH-
DENSITY 
RESIDENTIAL 
AREAS 

84 Delete map and replace with the map below:  Same rationale as above.  
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4.3.6.1 HIGH-
DENSITY 
RESIDENTIAL 
AREAS 
(NORTH OF 
41ST 
AVENUE) 

86 Delete map and replace with the map below:  

 

Same rationale as above.  
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4.3.6.2 HIGH-
DENSITY 
RESIDENTIAL 
AREAS 
(SOUTH OF 
41ST 
AVENUE) 

88 Delete map and replace with the map below:  

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
 
The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan. 

 

4.3.7 41ST 
AVENUE: 
WILLOW–
COLUMBIA 
STREET 

89 Delete map and replace with the map below: 

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
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4.3.8 CAMBIE 
STREET: 
37TH–39TH 
AVENUE  

90 Delete map and replace with the map below: 

 

Same rationale as above.  

 

4.3.9 4-
STOREY 
STRATA 
APARTMENTS 
OR 6-STOREY 
RENTAL 

91 Delete map and replace with the map below: 

 

Same rationale as above. 

 

4.3.11 
CAMBIE 
STREET: 
45TH–48TH 
AVENUE 

93 Delete map and replace with map below: The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
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between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan.  

4.3.12 
TOWNHOUSE
S 

94 Delete map and replace with the map below:   

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
 
The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan. 
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4.3.13 JEWISH 
COMMUNITY 
CENTRE 
(JCC) 
ADJACENT 
PRECINCT 

95 Delete map and replace with the map below:  

  

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan.  

 

4.4 LANGARA 96 Mixed-use development at Oak Street and 49th Avenue will strengthen this 
local shopping node and provide new rental housing. 

Updated policies for parcels within the 
boundaries for the Oak Street and W 
49th Avenue Village are proposed to 
be in the Villages Plan. Remove 
reference to avoid duplication.  

 

96 Amend Overview of Langara map and replace with the map below:  The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan.  
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4.4.1 CAMBIE 
STREET: 
48TH - 49TH 
AVENUE 

98 Delete map and replace with the map below: 

  

Same rationale as above.  
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4.4.4 LOCAL 
COMMERCIAL 
AREAS 

101-
102 

Delete all content on pages 101-102 
 
Replace with: 
4.4.4 Section has been removed. Updated land uses and relevant policies 
are reflected in the Villages Plan. 

Same rationale as above. 

 

4.4.5 49TH 
AVENUE: 
TISDALL–
CAMBIE 
STREET 

103 Delete map and replace with the map below: 

  

Same rationale as above. 
 
 
 
 

  

4.4.6 CAMBIE 
STREET: 
49TH–54TH 
AVENUE  

104 Delete map and replace with the map below: 

 

Same rationale as above. 

 

4.4.7 
TOWNHOUSE
S 

105 Delete map and replace with the map below:  Same rationale as above. 
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5 BUILT 
FORM 
GUIDELINES  

126 Delete Figure 5.1: Built Form Guidelines and replace with the map below:  

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village.  
 
The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the areas overlapping 
with the Oak Street and W 49th 
Avenue Village. To prevent duplication 
between the two plans, updated 
policies and development opportunities 
for parcels within the overlapping areas 
are proposed to be in the Villages Plan 
and removed from the Cambie Corridor 
Plan. 
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7.1 HOUSING 
DIVERSITY 

186 Delete Figure 7.1: Provide a diversity of housing options in a variety of forms 
and replace with the map below:  

 

Amendments to the Cambie Corridor 
Plan are proposed to incorporate the 
land use changes identified through the 
Villages planning process for the 
Heather Street and W 33rd Avenue 
Village and remove parcels within the 
overlapping area of the Oak St and W 
49th Ave Village, and the Oak St and 
W 67th Ave Village. Maps to be edited 
to reflect change. 

 

7.2 
HOUSING 
AFFORDABILI
TY 

190 Delete Figure 7.2: Provide a range of affordability and replace with the map 
below:  

For the Oak St and W 49th Ave and 
Oak St and W 67th Ave Villages, 
updated policies for the overlapping 
areas are proposed to be in the 
Villages Plan.  
 
For the Heather St and E 33rd Avenue 
Village, the proposed City-initiated 
rezoning under Villages allows for both 
strata and secured-market rental 
housing options. Therefore, parcels 
which have been rezoned to R3-4 or C-
2E are to be identified as 'Secured 
market rental housing'. 
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9 Parks, Open 
Space & Public 
Spaces 

215 Delete Figure 9.1: Parks, Open Space & Public Spaces: Existing and 
Planned and replace with the map below:  

Updated policies for the delivery of 
plazas in the overlapping areas of the 
Oak St and W 49th Ave Village and 
Oak St and W 67th Ave Village are 
proposed in the Villages Plan. Amend 
map to avoid duplication. 
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14 
Implementation 

264 Delete Figure 14.2: Privately-initiated Rezonings and replace with the map 
below:  

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the area overlapping 
with the Oak St and W 49th Ave and 
the Oak St and W 67th Ave Villages. 
To prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within these Villages boundaries are 
proposed to be in the Villages Plan.  
 
Regarding the Heather St and W 33rd 
Avenue Village, some of the parcels 
that are proposed for City-initiated 
rezoning as part of the Villages 
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planning process will no longer have a 
privately-initiated rezoning option under 
the Cambie Corridor Plan. Therefore, 
these parcels can be removed from 
this map.  
 

14 
Implementation 

266 Delete Figure 14.3: Proposed Negotiated CACs and Fixed CAC Targets and 
replace with the map below:  

The 2026 Financing Growth Update 
will transition the City’s approach to 
development contributions from CACs 
to more City-initiated zoning with pre-
set, predictable contributions (DCLs 
and ACCs). Remove CAC 
requirements here to avoid duplication 
for the Oak St and W 49th Ave and 
Oak St and W 67th Ave Villages. For 
Heather St and W 33rd Ave Village, 
one block is to be removed from this 
map where the target CAC no longer 
applies. This is as it is proposed to be 
City-intiated rezoned to C-2E and no 
longer has a privately-initiated rezoning 
option. 
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14 
Implementation 

268 Delete Figure 14.4: City-initiated Rezonings and replace with the map below:   
 

The Villages Plan proposes adding 
more development opportunities than 
those currently identified in the Cambie 
Corridor Plan for the area overlapping 
with the Oak St and W 49th Ave and 
Oak St and W 67th Ave Villages. To 
prevent duplication between the two 
plans, updated policies and 
development opportunities for parcels 
within these Villages boundaries are 
proposed in the Villages Plan.  
 
Amendments to the Cambie Corridor 
Plan are proposed to identify the 
parcels which were part of the City-
initiated rezoning under the Villages 
planning process for the Heather Street 
and W 33rd Avenue Village. 

 

 
Table 7: Summary of Proposed Amendments to Cambie Corridor Public Realm Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion.  

Section # Page #  Amendment Rationale 

2 Character 
Areas  

7 Delete map and replace with the map below:  Updated policies for parcels within 
the boundaries for the Oak St and 
W 49th Ave and the Oak St and W 
67th Ave Villages are proposed to 
be in the Villages Plan. Remove 
reference to avoid duplication.  
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Add text below image:  

*The Villages Plan was approved in 2026 and overlaps with parts of the Cambie 
Corridor Public Realm Plan. Refer to the Villages Plan for policies that apply to the 
overlap areas. 

2.1 Geographic 
Scope 

8-9 Delete Figure 2.1: Overview of Cambie Corridor and replace with the map below: Same rationale as above.  
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2.1.3 Oakridge 
Town Centre 

12 Delete Figure 2.1.3: Overview of Oakridge Town Centre and replace with the map 
below: 

 

Same rationale as above.  

2.1.4 Langara 13 Delete Figure 2.1.4: Overview of Langara and replace with the map below:  

 

Same rationale as above.  
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13 Minor plazas 
... 
• 49th Avenue at Oak Street: Corner plaza; retail activity at edge and engaged with 
plaza. 

Updated policy for the delivery of 
this plaza is proposed to be in the 
Villages Plan. This reference is to 
be removed to avoid duplication. 

2.1.5 Marpole 14 Delete Figure 2.1.5: Overview of Marpole and replace with the map below:  

 

Updated policies for parcels within 
the boundaries for the Oak St and 
W 49th Ave and the Oak St and W 
67th Ave Villages are proposed to 
be in the Villages Plan. Remove 
reference to avoid duplication.  

2.1.6 Marine 
Landing 

15 Delete Figure 2.1.6: Overview of Marine Landing and replace with the map below:  

 

Same rationale as above. 
 

15 Remove below text and legend symbol: 

• Northeast corner Oak Street and 67th Avenue (corner): Mid-size plaza; 
neighbourhood identity, gathering place see Marpole Plan 

Updated policy for the delivery of 
this plaza is proposed to be in the 
Villages Plan. This reference is to 
be removed to avoid duplication. 
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3.8 Urban 
Plazas and 
Enhanced 
Open Spaces 

62-63 Delete Figure 3.8: Overview of plazas, enhanced open spaces, and public realm 
improvements and replace with the map below:  

 

Updated policies for the delivery of 
plazas within the overlapping area 
of the Oak St and W 67th Ave and 
Oak St and W 49th Ave Villages is 
proposed to be in the Villages 
Plan. These references are to be 
removed to avoid duplication. 

3.9 Active 
Links 

72-73 Delete Figure 3.9: Active links and replace with the map below:  

 

Same rationale as above. 
 

4.3 Integrated 
Rainwater 
Management  

98-99 Delete Figure 4.3: Locations for rainwater management and replace with the map 
below:  

 

Same rationale as above. 
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Table 8: Summary of Proposed Amendments to Rupert and Renfrew Station Area Plan 
 
Proposed amendments are described in italicized text, shown in red if the amendments are an addition and are shown in red with a strikethrough if 
the amendments are a deletion. 

Section # Page 
#  Amendment Rationale  

Residential – 
Low-Rise – Up 
to 4 Storeys 

66 Delete Table 2.8 and replace with: 
 
Table 2.8 – Residential – Low-Rise – Up to 4 Storeys – Policy Summary Table 

Sub-Area Residential – Low-Rise – Up to 4 Storeys 
Option Low-rise residential with 

choice of use  Townhouse 

Tenure Strata  
Max. Height  23.0 m (up to 4 storeys) 11.5 m (up to 3 storeys) 
Max. Density 
and Site 
Requirements 

See R3-1 District Schedule See RM-8A District Schedule 

Pathway • Privately-initiated 
rezoning to CD-1 District 
Schedule for sites located 
outside of the Fire Flow 
Utility Upgrade Area. 

 
• For sites identified within 

the Fire Flow Utility 
Upgrade Area on Map 
4.2: City-Initiated 
Rezoning Areas Map, no 
rezonings will be 
recommended for 
approval until 
infrastructure upgrades 
are complete. See Policy 
2.1.1.7 for more 
information. 

• Privately-initiated rezoning to 
RM-8A District Schedule for 
sites located outside of the Fire 
Flow Utility Upgrade Area. 

 
• For sites identified within the 

Fire Flow Utility Upgrade Area 
on Map 4.2: City-Initiated 
Rezoning Areas Map, no 
rezonings will be recommended 
for approval until infrastructure 
upgrades are complete. See 
Policy 2.1.1.7 for more 
information. 

Guidelines Design and Development Guidelines  
 

To align with the approach taken 
in this Council report, simplifying 
table to directly reference the R3-
1 District Schedule where 
feasible. 
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Section # Page 
#  Amendment Rationale  

Mixed-Use 
Residential – 
Low-Rise High 
Street  

67 Delete Table 2.9 and replace with: 
 
Table 2.9 - Mixed-Use Residential – Low-Rise – High Street and Existing 
Commercial Policy Summary Table  
Sub-Area  Mixed-Use Residential – Low-Rise – High Street and Existing Commercial  
Pathway  • Sites zoned C-2A or C-2D can proceed directly to a development 

permit where they meet requirements under the C-2A, C-2D and C-2E 
Districts Schedule.  

  
• For all mixed-use sites in the Rapid Transit Area Map 2.5, in addition to 

high-rise options, sites may be eligible for a rezoning to C-
2D under the C-2A, C-2D and C-2E Districts Schedule. 

  
• Where a C-1 site is located outside of the Fire Flow Utility Upgrade 

Area, sites are eligible to proceed directly to a development permit 
under the C-1 District Schedule or may apply for a rezoning to C-
2D under the C-2A, C-2D and C-2E Districts Schedule.  

  
• For mixed-use sites identified within the Fire Flow Utility Upgrade Area 

on Map 4.2: City-Initiated Rezoning Areas Map, no rezonings will 
be recommended for approval until infrastructure upgrades are 
complete. See Policy 2.1.1.7 for more information.  

Guidelines
  

C-2 Guidelines 

Notes  • Along Rupert Street there are a small number of 
sites located within 400 metres of Rupert SkyTrain Station but identified 
as Mixed-use Residential - Low-Rise (up to 8 storeys) on Map 2.6 – 
Villages and Other Low-Rise Residential Areas Map. 
The land use designation for these sites is based on consistency with 
the solar access policy. These sites may be eligible for additional height 
and density if compliant with exceptions identified in the Solar Access 
Guidelines for Areas Outside of Downtown and/or the Transit-Oriented 
Areas Rezoning Policy.  

 

With the creation of the C-2D 
Zone and the implementation of 
city-initiated rezoning, some 
existing content in tables and 
policies can be simplified and 
consolidated.  

https://guidelines.vancouver.ca/guidelines-solar-access-areas-outside-downtown.pdf
https://guidelines.vancouver.ca/guidelines-solar-access-areas-outside-downtown.pdf
https://guidelines.vancouver.ca/policy-rezoning-transit-oriented-areas.pdf
https://guidelines.vancouver.ca/policy-rezoning-transit-oriented-areas.pdf
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67 Mixed-Use Residential – High Street and Existing Commercial Areas Policies  See above.  

Mixed-Use 
Residential – 
Low-Rise – 
Existing 
Commercial 
Areas 

68 Delete all content on page 68, including headings, table 2.10 and policies 2.2.3.7 and 
2.2.3.8. 
 

See above.  

Mixed-Use 
Residential – 
Low-Rise – 
Off Arterial 
Commercial 
Areas  

69 Amend Table 2.11 to re-title as 2.10 and add the following:  
Pathway: Privately-initiated rezoning to C-2 district schedule CD-1, using the form of 
development requirements from the C-2D zone under C-2A, C-2D and C-2E Districts 
Schedule.  

Updated to reflect title of new C-
2D zone and District Schedule. 

4.1.1 
Privately-
Initiated 
Rezonings  

211  Delete Map 4.1 - Privately-Initiated Rezoning Areas Map and replace with map below: 

   

Map and legend updated to 
reflect city-initiated rezoning of 
some C-1 sites to C-2D.  
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4.1.2 City-
Initiated 
Rezoning 

213  2. Low-rise commercial district Mixed-Use Residential (C-2A or C-2D; see Map 4.2: City-
Initiated Rezonings Areas Map). 
 
Add a footnote as follows: 
Includes choice of use for ground-floor commercial uses. 

Updated to clarify wording and to 
reflect the names of the relevant 
districts. 

4.1.2 City-
Initiated 
Rezonings 

215 Delete Map 4.2 - City-Initiated Rezoning Areas Map and replace with map below:  

   

Map and legend updated to 
reflect city-initiated rezoning of C-
2C1 sites recently completed 
through another Council report 
and to reflect the district 
schedules being used for mixed-
use sites.  
Also removing reference to BMR 
requirements as these are not 
mandatory within the C-2D zone.  
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Appendix I 

Summary of Proposed Amendments to By-laws, Policies and Guidelines 

Note: Amendments will be prepared generally in accordance with the provisions listed below. Should there be any discrepancy between this 
summary and the draft amending by-laws, the draft amending by-laws prevail. This appendix is a summary of proposed amendments, prepared for 
convenience. 

Table 1: Summary of proposed amendments to the Zoning and Development By-law related to the new Villages Districts Schedule. 

Proposed amendments are shown in red if the amendments are an addition and are shown in red with a strikethrough if the amendments are a 
deletion.  

Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

Section 2  Definition 
table  

Amend part (i) of “Rental Housing Unit” definition:  

“(i) section 2.24 of the C-2A, C-2D and C-2E Districts Schedule”  

Update to include new 
Village districts (C-2D, 
C-2E)  

Section 4  4.8.1  “(n)(ii) Multiple conversion dwelling containing the same or fewer units in total, except in the 
RT-4, RT-4A, RT-5, RT-7, RT-8, RT-9, RT-10, RT-11, RM-1, RM-7, RM-7A, RM-8, RM-8A, 
RM-9, RM-9A, RM-9B, RM-10, RM-11, RM-12 or First Shaughnessy districts.”  

Remove reference to 
RM-12 as district will be 
repealed.  

Section 5  5.2.4  “If an owner applies to replicate a multiple conversion dwelling or infill damaged by fire to the 
extent of 60% or more of its value above its foundations, and the Director of Planning has 
previously given a bonus, relaxation or variation under the RT-3, RT-4, and RT-4A, RT-5, RT-
7, RT-8, RT-9, RT-10, RT-11, RM-1, RM-7 and RM-7A, RM-8, and RM-8A, RM-9 and RM-9B, 
RM-9A, RM-10, RM-11, RM-12, R3-1, R3-2, R3-3, R4-1, or R5-1, R5-2, R5-3, or R5-4  R3, 
R4, or R5 district schedules  in respect of such use, and the proposed replication is in 
accordance with the most recently issued development or building permits for that use, the 
Director of Planning must vary the provisions of the applicable district schedule to the extent 
necessary to permit the replication.”  

Update to include new 
Village districts and 
remove reference to 
RM-12 and correct 
minor administrative 
errors. 
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Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

Section 9  9.1.1  “Commercial  

C-1 C-2 C-2A C-2B C-2C C-2C1 C-2D C-2E C-3A C-5 C-5A C-6 C-7 C-8 FC-1 FC-2”  

Update to include new 
Village districts (C-2D, 
C-2E, and R3-4) and 
remove reference to 
RM-12 as district will be 
repealed.  

  

“Residential   

FM-1 R3-1 R3-2 R3-3 R3-4 R4-1 R5-1 R5-2 R5-3 R5-4 RM-1 RM-2 RM-3 RM-3A RM-4 RM-5 
RM-5A RM-5B RM-5C RM-5D RM-6 RM-7 RM-7A RM-8 RM-8A RM-9 RM-9A RM-9B RM-10 
RM-11 RM-12 RT-1 RT-2 RT-3 RT-4 RT-4A RT-5 RT-7 RT-8 RT-9 RT-10 RT-11"  

R3 Districts 
Schedule 

 

 

 

 

 

 

 

 

 

 

 

1.1 “The intent of this districts schedule, which contains the regulations for the R3-1, R3-2, and 
R3-3 and R3-4 district, is to encourage low-rise apartments and mixed-use residential 
buildings of varied tenures, while also preserving lower density options.” 

Update to include new 
Village districts. 

1.2 “Townhouse in the R3-1 and R3-4 districts” 

2.1(b) “the submission of any advisory group, property owner or tenant, except that this section 
2.1(b) does not apply to uses that must comply with the regulations that apply to the R1-1 
district.” 

Supports new Village 
district schedule. 

2.2.1(a) “the RM-8A district if the site is in the R3-1 or R3-4 district, except that:” Update to include new 
Village districts. 

2.2.6(a) “in the R3-1 and R3-4 districts” 

3 Within the tables in sections 3.1.1.2(a), 3.1.1.3, 3.1.1.4(b), and 3.1.1.5(b), replace “1.45” with 
“1.60” wherever it appears.  

Update to include new 
Village districts. 

3.1.1 Add new sections 3.1.1.6 and 3.1.1.7: 

“R3-4 District 

3.1.1.6   In the R3-4 district, if the form of tenure for the residential floor area is secured as 
100% residential rental tenure: 

Supports new Village 
district schedule. 
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Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

a) The maximum floor space ratio is set out in the following table: 
 Maximum Floor Space Ratio by Minimum Site Area 

1470 m2 920 m2 613 m2 460 m2 
(i)  on a site that does 
not exceed 33.5 m in 
depth 

2.70 2.70 2.40 1.60 

(ii)  on a corner site 
with a minimum site 
frontage of 40.2 m 

2.70 2.40 2.20 1.60 

(iii)  all other sites 2.40 2.40 2.20 1.60 
 

b) despite sections 3.1.1.6(a)(i) and 3.1.1.6(a)(ii) above, the maximum floor space ratio 
is 3.00 if: 

i. the site: 
A. does not exceed 33.5 m in depth and has a minimum site area of 920 

m2  or 
B. is a corner site with a minimum site frontage of 40.2 m and has a 

minimum site area of 1,470 m2, and 
ii. either: 

A. a minimum of 20% of the residential floor area is secured as below-
market rental dwelling units if the site is in a transit-oriented area, or 

B. 100% of the residential floor area is developed as social housing; 
and 

 
c) despite section 3.1.1.6(a)(iii) above, the maximum floor space ratio is 2.70 if the site 

has a minimum site area of 920 m2 and 100% of the residential floor area is 
developed as social housing. 
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Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

3.1.1.7   In the R3-4 district, if the form of tenure for the residential floor area includes any 
tenure other than residential rental tenure: 

a) the maximum floor space ratio is set out in the following table: 
 Maximum Floor Space Ratio by Minimum Site Area 

1470 m2 920 m2 613 m2 460 m2 
(i)  on a site that does 
not exceed 33.5 m in 
depth 

2.00 2.00 2.00 1.60 

(ii)  on a corner site 
with a minimum site 
frontage of 40.2 m 

2.00 1.75 1.75 1.60 

(iii)  all other sites 1.75 1.75 1.75 1.60 
 

b) despite sections 3.1.1.7(a)(ii) above, the maximum floor space ratio is 2.00 if: 
i. the site has a minimum site area of 1,470 m2,  
ii. the site consists of 1 or more lots on record in the Land Title Office prior to 

[force and effect date] where each lot has an area of 623 m2 or more and a 
frontage of 17.1 m or more, and 

iii. a minimum of 3% of the residential floor area is developed as social housing 
or a cash in lieu payment may be provided.” 

3.1.2 and 
3.2.2 

Update heading of second column in both tables:” 

“R3-1, R3-2, and R3-3, and R3-4” 

Update to include new 
Village districts. 

C-2A District 
Schedule 

 

 

Title “C-2A, C-2D and C-2E Districts Schedule” 

1.2 “The table below provides an overview of outright and conditional approval uses in the C-2A, 
C-2D and C-2E districts, categorized by the minimum site area required, where applicable.” 

2.1 In use table, delete all “Dwelling Uses” and replace with: 

 

Supports new Village 
district schedule. 
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Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Dwelling Uses 
Dwelling uses existing as of [force and effect date], 
except Mixed Use Residential Building and Principal 
Dwelling Unit with Lock-off Unit 

Conditional  

Mixed-Use Residential Building Conditional 2.2.2, 2.2.3, 
2.2.4  

Principal Dwelling Unit with Lock-Off Unit Conditional 2.2.5 
 

 

2.2.4 “Development on any site In the C-2A district, development on any site consisting of 3 or 
more dwelling units that:” 

Update to include new 
Village districts.   

2.2.5 “Principal dwelling unit with lock-off unit is permitted only in a multiple dwelling or mixed-use 
residential building.” 

Supports new Village 
district schedule. 

3.1.1 Add new section 3.1.1.1 and renumber following sections sequentially: 

“3.1.1.1   Developments requiring below-market rental dwelling units or social housing are 
subject to Schedule J: Affordable Housing Schedule” 

Replace 3.1.1.2 with the following: 

“3.1.1.2   In the C-2A and C-2D districts, for mixed-use residential building: 

a) if the form of tenure for the residential floor area: 
(i) is secured as 100% residential rental tenure, the maximum floor 

space ratio is 3.50 provided that in the C-2A district, at least 35% of 
the total dwelling units have 2 or more bedrooms, or 

(ii) includes any tenure other than residential rental tenure, the maximum 
floor space ratio is 2.50; and 
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Section Name 

Section #   Description of Amendment  Rationale   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

b) the floor space ratio for non-dwelling uses on the first storey facing the 
street must be at least 0.35.” 

Add new 3.1.1.3 and renumber following sections sequentially: 

“3.1.1.3   In the C-2E district, for mixed-use residential building:  

a) if the form of tenure for the residential floor area: 
(i) is secured as 100% residential rental tenure, the maximum floor space ratio 

is: 

(A) 2.50, or 

(B) 3.50 provided that a minimum of 20% of the residential floor area is 
secured as below-market rental dwelling units, or 

(ii) includes any tenure other than residential rental tenure: 

(A) the maximum floor space ratio is 2.50, and 

(B) if the site consists of 1 or more lots on record in the Land Title 
Office prior to October 27, 2026 where any of the lots have an area 
of 623 m2 or more and a frontage of 17.1 m or more, a minimum of 
3% of the residential floor area must be developed as social 
housing or a cash in lieu payment may be provided; and 

b) the floor space ratio for non-dwelling uses on the first storey facing the street must be 
at least 0.35” 

Amend 3.1.1.5 with the following: 

“3.1.1.5   Despite sections 3.1.1.1(a) and 3.1.1.2(a) sections 3.1.1.2(a)(i), 3.1.1.3(a)(i)(B) and 
3.1.1.4(a) above, the maximum floor space ratio is 3.70 if the site is a corner site:” 

Supports new Village 
district schedule. 

3.1.2 Update heading of second column in table: 

“C-2A, C-2D and C-2E” 
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Section Name 

Section #   Description of Amendment  Rationale   

5.1 “The Director of Planning may relax the non-dwelling use regulations in sections 2.2.3, 
3.1.1.1(a)(i) and 3.1.1.1(b) 2.2.3, 3.1.1.2(a)(i) and 3.1.1.2(b) of this schedule” 

RM-12 District 
Schedule 

  Repeal RM-12 District Schedule  RM-12 is to be repealed 
as part of the Villages 
Planning Program. All 
RM-12 parcels will be 
included in the city-
initiated rezoning to R3-
1.  

Schedule D  N/A  Update zoning map to reflect zoning changes through the Villages Plan  Incorporate changes 
from the Villages Plan 
into the zoning map.  

Schedule J 

 

 

 

 

 

 

 

 

 

3.1.1   

 

 

 

 

 

 

 

 

 

Zoning District   Discount Rate  

C-2E  10%  

R3-1, R3-2, and R3-3 and R3-4   10%  

R4-1  20%  

R-1, R5-2, R5-3 and R5-4  20%  

RR-3B  10%  
 

Update tables to include 
new Village districts (C-
2E, R3-4)  
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Schedule/ 
Section Name 

Section #   Description of Amendment  Rationale   

Schedule J   8.1   Zoning District  Cash in Lieu Rate  

C-2E  $5,920 per m2  

FC-2 (Sub Area E)  $6,558 per m2  

FSD  $5,920 per m2  

R1-1  $5,920 per m2  

R3-4  $5,920 per m2  

RM-8A  $5,920 per m2  
 

 

 

Table 2: Summary of proposed amendments to other By-laws related to the new Villages Districts Schedule. 

Proposed amendments are shown in red if the amendments are an addition and are shown in red with a strikethrough if the amendments are a 
deletion. 

By-law  Schedule/ 
Section 
Name  

Section 
#   

Description of Amendment  Rationale   

Noise Control 
By-law  

Schedule B    Add C-2D, C-2E and R3-4 to list of intermediate zones.  Update to include new 
Village districts (C-2D, 
C-2E, and R3-4), and 
remove reference to 
RM-12  

Parking By-law 

  

Section 4  

  

4.2.1(c)  “Multiple Dwelling in the following districts, except if located in a transit-oriented 
area:   

RM-9A, and RM-11, and RM-12"  
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By-law  Schedule/ 
Section 
Name  

Section 
#   

Description of Amendment  Rationale   

Parking By-law  

 

  

  

  

  

  

  

  

  

  

  

  

4.5  “Design Standards for Parking Uses Located in R (except RM-5, RM-5A, RM-
5B, RM-5C, RM-5D, RM-6 and FM-1), RR-3A, RR-3B, RR-3C, C-1, C-2, C-2A, 
C-2B, C-2C, C-2C1, C-2D, C-2E, C-7, C-8, M, I, DEOD, and First 
Shaughnessy Districts”  

  

  

  

  

  

  

4.5.8  “4.5.8  Landscaping of Setbacks  

Where a parking area in R (except RM-5, RM-5A, RM-5B, RM-5C, RM-5D, 
RM-6 and FM-1), RR-3A, RR-3B, RR-3C, C-1, C-2, C-2A, C-2B, C-2C, C-
2C1, C-2D, C-2E, C-7, C-8, M, I, DEOD and First Shaughnessy Districts is 
required to be set back from any site boundary or building, the setback area, 
except for points of access, shall be landscaped and maintained to the 
satisfaction of the Director of Planning.”  

4.5.10  

  

  

“4.5.10 Surface   

All parking areas in R (except RM-5, RM-5A, RM-5B, RM-5C, RM-5D, RM-6 
and FM-1), RR-3A, RR-3B, RR-3C, C-1, C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, 
C-2E, C-7, C-8, M, I, DEOD and First Shaughnessy Districts shall be provided 
and maintained with a hard durable surface that does not produce dust, to the 
satisfaction of the Director of Planning in consultation with the City Engineer.”   

4.5.11  “4.5.11 Temporary Parking Areas  

The Director of Planning may permit parking areas in R (except RM-5, RM-5A, 
RM-5B, RM-5C, RM-5D, RM-6 and FM-1), RR-3A, RR-3B, RR-3C, C-1, C-2, 
C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E, C-7, C-8, M, I, DEOD and First 
Shaughnessy Districts that do not adhere to the standards in this section 4.5 if 
the development permit for such a use is limited in time.”  

Section 5  5.2  “(a) Fitness Centre - Class 1 that does not include racquet and ball courts, 
School - Arts or Self-Improvement, Restaurant, Health Enhancement Centre, 
or Animal Clinic, that consists of less than 200 m2, that is commencing 

Update to include new 
Village districts. 
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By-law  Schedule/ 
Section 
Name  

Section 
#   

Description of Amendment  Rationale   

business in an existing building in the C-2, C-2A, C-2D, C-2E, C-3A, C-5, C5A 
or C-6 zone, and that constitutes a change of use from the previous use in the 
same premises, in which case the loading standard is at least one Class A 
space for each 100-200 square metres of gross floor area; and”  

Sign By-law 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Part 7  7.1, Table 
1  

“Residential Sign District (Part 8)  

• The RA-1, R1-1, RT-1, RT-2, RT-3, RT-4, RT-4A, RT-5, RT-7, RT-8, 
RT-9, RT-10, RT-11, RM-1, RM-2, RM-3, RM-3A, RM-4, RM-7, RM-
7A, RM-8, RM-8A, RM-9, RM-9A, RM-9B, RM-11, and RM-12, RR-1, 
RR-2A, RR-2B and RR-2C zoning districts;” 

“Commercial, Mixed Use and Industrial Sign District (Part 9):  

• The C-1, C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E, C-3A, C-5, C-
5A, C-6, C-7, C-8, Downtown (DD), FC-1 and FC-2 zoning districts;  

• The R3-1, R3-2, R3-3, R3-4, R4-1, R5-1, R5-2, R5-3, and R5-4 zoning 
districts” 

 

Update to include new 
Village districts (C-2D, 
C-2E, and R3-4), and 
remove reference to 
RM-12  

  

  

  

  

  

  

  

  

  

  

  

Part 9  9.15, 
Table 9.1  

Add to first row (Maximum Permitted Sign Area 3.0 m2)  

“C-1, C-5, C-5A, C-6, C-7, FM-1, R3-1, R3-2, R3-3, R3-4, R4-1, R5-1, R5-2, 
R5-3, or R5-4"  

Add to second row (Maximum Permitted Sign Area 9.0 m2)  

“C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E, C-3A, C-8, CWD, DD, FC-1, FC-
2, HA-3, I-1A, I-1B, I-1C, IC-1, IC-2, IC-3, MC-1, MC-2, RR-3A or RR-3B 
zoning district, BCPED and DEOD”  



APPENDIX I 
PAGE 11 OF 21 

 
 

 

By-law  Schedule/ 
Section 
Name  

Section 
#   

Description of Amendment  Rationale   

Sign By-law 

 

 

 

9.15, 
Table 9.2  

Add to first row (the lesser of 2.25 m2 …)  

“C-1, C-5, C-5A, C-6, C-7, R3-1, R3-2, R3-3, R3-4, R4-1, 5-1, R5-2, R5-3, or 
R5-4 zoning district and FCCDD”  

  

  

  
Add to second row (the lesser of 7.0 m2 …)  

“C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E, C-3A, C-8, CWD, FC-1, I-1, I-1A, 
I-1B, I1C, I-2, I-3, IC-1, IC-2, IC-3 or M1, M-1A, M-1B, M-2, MC-1, MC-2, RR-
3A or RR-3B zoning district, BCPED and DEOD”  

Part 9  9.20, 
Table 9.3  

Add to first row (the lesser of 2.25 m2 …)  

“C-1, C-5, C-5A, C-6, C-7, R3-1, R3-2, R3-3, R3-4, R4-1, R5-1, R5-2, R5-3, or 
R5-4 zoning district and FCCDD”  

Add to second row (the lesser of 7.0 m2 …)  

“C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E, C-3A, C-8, CWD, FC-1, I-1, I-1A, 
I-1B, I1C, I-2, I-3, I-4, IC-1, IC-2, IC-3, M-1, M-1A, M-1B, M-2, MC-1, MC-2RR-
3A or RR-3B zoning district and BCPED and DEOD”  

9.21(a)  “(a) is in the C-2, C-2A, C-2D, C-2E, C-3A, C-5, C-6, DD or HA-3 zoning 
district;”  

9.22(a)  “(a) is in the C-2, C-2A, C2-B, C-2C, C-2D, C-2E, C-3A, IC-2, MC-2 or DD 
zoning district;”  

Subdivision By-
law  

 

Schedule A  

 

 

Table 1  Delete the following line:  

“RM-12 Multiple Dwelling 40’ [12.192m 4800 sq. ft. [445.935 m²]”  

Insert the following after R3-3:  



APPENDIX I 
PAGE 12 OF 21 

 
 

 

By-law  Schedule/ 
Section 
Name  

Section 
#   

Description of Amendment  Rationale   

 

 

 

 

 “R3-4 Residential 50’ [ 15.240 m] 6000 sq. ft. [ 557.418 m²]”  

Insert the following after C-2C1:  

“C-2D Commercial 40’ [ 12.192 m] 4800 sq. ft. [ 445.935 m²]  

C-2E Commercial 40’ [ 12.192 m] 4800 sq. ft. [ 445.935 m²]”  

Table 2 

 

 

 

Delete the following line:  

“RM-12 Multiple Dwelling 30’ [9.144 m] 3000 sq. ft. [278.709 m²]”  

Insert the following after R3-3:  

“R3-4 Residential 30’ [ 9.144 m] 3000 sq. ft. [ 278.709 m²]”  

Insert the following after C-2C1:  

“C-2D Commercial 25’ [ 7.620 m] 3000 sq. ft. [ 278.709 m²]  

C-2E Commercial 25’ [ 7.620 m] 3000 sq. ft. [ 278.709 m²]”  

 N/A 
Delete properties from R1-1 maps. Align with proposed 

amendments to the 
subdivision by-law 
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Table 3: Summary of proposed amendments to Policies and Guidelines related to the new Villages Districts Schedule. 

Proposed amendments are shown in red if the amendments are an addition and are shown in red with a strikethrough if the amendments are a 
deletion.  
Amendments will be prepared generally in accordance with the provisions listed below, subject to change and refinement prior to posting. 

Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Development 
Contribution 
Expectation 
Policy in 
Areas 
Undergoing 
Community 
Planning  

Area-
Specific DCE 
Policies   

2 • “The Broadway planning program (west of Vine Street) to be considered as 
part of future area planning or the City-wide planning process  

• The Rupert and Renfrew area planning process  

• The Villages Planning Program”  

Village areas will be 
excluded from the 
DCE Policy following 
the completion of the 
planning program.  

Table 1a: 
Area 
Specific 
Priorities 
and DCE 
Policies  

2 Rename “Table 1a: Area Specific Priorities and DCE Policies” to:  

“Table 1: Area Specific Priorities and DCE Policies”  

Table 1b: 
Area 
Specific 
Priorities 
and DCE 

2 Delete “Table 1b: Area Specific Priorities and DCE Policies (Continued)” in its 
entirety.  
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Policies 
(Continued)  

Table 2: 
Area 
Specific DCE 
Targets   

2 Delete “Villages Planning Program” row and sub rows in “Table 2: Area Specific 
DCE Targets”.  

Area 
Boundaries 
(See Area 
Maps Below) 

3 Delete “Map B: Villages Planning Program” in its entirety.  

Hotel 
Development 
Policy  

Table 1: 
Area-
Specific 
Rezoning 
Policies   

3.2.1 Add “Villages” under Column 1 “Areas” and “Villages Plan (2026)” under Column 
2 “Council Approved Policy / Plan”  

Village areas will be 
considered for hotel 
uses.  

Rezoning for 
Hotel 
Density on 
Commercial 
High 
Streets   

3.2.2.1 “Applications for rezoning will be considered for sites located within the C-1, C-2, C-
2A, C-2B, C-2C, and C-2C1, C-2D, and C-2E zoning districts, as well as any 
adjacent sites zoned CD-1, where no purpose-built rental residential housing will be 
displaced and are proposing 100% of the total FSR to be developed as hotel use 
with customarily supporting commercial uses. Rezoning applications should be 
consistent with the following:”  

Update to include new 
Village districts. 
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Rezoning 
for Hotel 
Density on 
Commercial 
High Streets  

3.2.2.1(d) “These rezoning policies (section 3.2.2.1) apply city-wide, except in areas that have 
recently approved community plans (e.g. Cambie Corridor Plan, West End Plan, 
Grandview-Woodland Plan, Marpole Plan, Broadway Plan, Rupert and Renfrew 
Station Area Plan, and the Downtown Eastside Plan and the Villages Plan), 
designated Transit-Oriented Areas, or areas that are undergoing community 
planning programs and have interim rezoning policies in place that limit the 
applicability of this policy.”  

Village areas will be 
considered for hotel 
uses.  

RM-12 
Guidelines  

N/A  N/A  Repeal document  RM-12 district will be 
repealed.  

Secured 
Rental 
Policy  

 

 

 

 

 

 

Incentives 1.1  “Specific regulations for rental housing, such as increased maximum building height 
and density (e.g. allowances for 6 storey rental), are described in the C-2, C-2A, C-
2B, C-2C, and C-2C1, C-2D, and C-2E district schedules, the C-2, C-2B, C-2C, and 
C-2C1 Residential Rental Tenure Guidelines, and the Rental Incentives Program 
Bulletin.”  

Update to include new 
Village districts. 

Exclusions  2.2 “These rezoning policies (section 2.3 and 2.4) apply city-wide, except in areas that 
have recently approved community plans (e.g. Cambie Corridor Plan, West End 
Plan, Grandview-Woodland Plan, Marpole Plan, Broadway Plan, Rupert and 
Renfrew Station Area Plan, Villages Plan, and the Downtown Eastside Plan), 
designated Transit-Oriented Areas, or areas that are undergoing community 
planning programs and have interim rezoning policies in place that limit the 
applicability of this policy.”  

Village areas will be 
excluded from the 
SRP because similar 
rental tenure 
opportunities are 
enabled through the 
new district 
schedules.  

Rezoning in 
C-2, C-2B, C-
2C and C-

2.3.1 “2.3.1 Rezoning in C-2, C-2A, C-2B, C-2C, and C-2C1, C-2D, and C-2E Districts:  

 As the C-2, C-2A, C-2B, C-2C, and C-2C1, C-2D, and C-2E zoning districts include 
unique provisions for rental housing, rezoning for rental housing development will 

Update to include new 
Village districts. 
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

 

 

 

 

2C1 
Districts  

only be considered in exceptional circumstances, subject to staff review. 
Most secured rental projects in these zones will be required to develop in 
accordance with the applicable District Schedule.  

In general, projects proceeding through a rezoning stream will not be considered for 
more height or density than can be achieved through the C-2, C-2A, C-2B, C-
2C, or C-2C1, C-2D, or C-2E district schedules (e.g. 6 storeys and 3.5 FSR or 3.7 
FSR on large corner sites). These projects should also generally conform with the 
applicable C-2 district schedule and the associated design guidelines.  

Circumstances where CD-1 rezoning may be considered will generally be limited to 
the following:   

• Projects proposed on sites that are split zoned with a portion of the site 
zoned as C-2, C-2A, C-2B, C-2C, or C-2C1, C-2D, or C-2E; or  

• Projects on sites to be created through a consolidation including parcels that 
are not zoned C-2, C-2A, C-2B, C-2C, or C-2C1, C-2D, or C-2E and where 
all parcels are immediately adjacent to each other and more than 50% of the 
site area is zoned C-2, C-2A, C-2B, C-2C, or C-2C1, C-2D, or C-2E.”  

Table 1: 
Consideratio
n for 
Rezoning in 
Commercial, 
Multi-family, 
Industrial, 

2.3.1 “C-2, C-2A, C-2B, C-2C, C-2C1, C-2D, C-2E  

In exceptional circumstances consider rezoning for 6 storey mixed-use, generally 
consistent with the height and density regulations for rental housing specified in the 
applicable C-2, C-2A, C-2B, C-2C, or C-2C1, C-2D, or C-2E district schedule.”  

Update to include new 
Village districts  
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

and ODP 
Areas  

Table 2: 
Consideratio
ns for 
Rezoning in 
R1-1 and RT 
Zones  

2.4.3 “Mixed-Use Requirements (RR-3)   

Mixed-use will generally be required for sites that: • are immediately adjacent to a 
property that has existing zoning for commercial use (C-1, C-2, C-2A, C-2B, C-2C, 
C-2C1, C-2D, C-2E, or CD-1 with commercial retail at grade), or •include a corner lot 
at an intersection where two or more of the other corner sites are zoned for 
commercial use.”  

Housing for 
Families  

5 “The C-2, C-2A, C-2B, C-2C, and C-2C1, C-2D, and C-2E district schedules require 
that residential rental tenure projects seeking density above 2.5 FSR and height 
above 4 storeys provide 35% family units (with 2 or more bedrooms).”  

Implementati
on  

N/A  “In addition, new rental development may proceed through development permit 
applications, including through district schedules which include provisions for 
residential rental tenure development (e.g. C-2, C-2A, C-2B, C-2C, and C-2C1, C-
2D, and C-2E).”  

Appendix: 
Eligibility 
Map  

Map A: 
Eligibilit
y Map 
for Low 
Density 

Replace “Map A: Eligibility Map for Low Density Transition Areas” with map 
below that removes overlapping Village areas.  

Village areas will be 
excluded from the 
SRP because similar 
rental tenure 
opportunities are 
enabled through the 
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Transitio
n Areas  

 

new district 
schedules  

Seniors 
Housing 
Rezoning 
Policy  

Table 1: 
Location and 
Form of 
Developmen
t  

4 “Rezoning to Specific Height and Density 1, 2”  Reference to new 
footnote below  
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Table 1: 
Location and 
Form of 
Developmen
t  

4 Insert new footnote under “Table 1: Location and Form of Development:”  

“2 There is an overlap between the areas where rezoning applications for Seniors 
Housing may be considered under this policy and the Villages Plan. Seniors Housing 
up to 6 storeys may also be considered in Villages Plan areas through a 
development permit, refer to the Villages Plan for more information, including Plan 
area boundaries. Applicants are encouraged to review both this policy and the 
Villages Plan to determine which enabling policy to apply under.”  

Including new wording 
to 
provide additional gui
dance to applicants 
and explain 
geographic overlap 
between Seniors 
Rezoning Policy and 
the Villages Plan  

Mixed-use 
Residential 
Building 
Policies   

4.3(a) “Mixed-use will generally be required for sites that:   

(a) are immediately adjacent to a property that has existing zoning for commercial 
use (e.g., C-1, C-2, C-2A, C-2D, C-2E, RR-3A, RR-3B, or CD-1 with retail at grade), 
or”  

Update to include new 
Village districts  

Appendix: 
Rezoning 
Policy Maps  

Map A: 
Location
s of sites 
that can 
be 
consider
ed within 
the 
Seniors 
Housing 
Rezonin
g Policy  

Replace “Map A: Locations of sites that can be considered within the Seniors 
Housing Rezoning Policy” with map below that includes the Villages Plan refined 
boundaries.  

17 Village area 
boundaries updated 
to align with Villages 
Plan refined 
boundaries. Rupert 
and Renfrew Station 
Area Plan boundaries 
updated to reflect final 
approved plan 
boundaries  
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

 

Transit-
Oriented 
Areas 

Appendix: 
List of Area 
Plans  

Appendi
x: List of 
Area 

Add “Villages Plan" under Column 1 “Area Plan” and "Yes*" under Column 2 “TOAs 
Integrated”  

Village areas will be 
excluded from the 
Transit-Oriented 
Areas Rezoning 
Policy because similar 
development 
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Policy/Guidel
ine 

Schedule/ 
Section 
Name  

Section 
# 

Description of Amendment  Rationale   

Rezoning 
Policy  

Plans 
"Table"  

opportunities are 
enabled through the 
Villages Plan  

Villages 
Interim 
Rezoning 
Policy  

N/A  N/A  Repeal document  Villages Interim 
Rezoning Policy will 
no longer apply once 
the Villages Plan is 
approved  
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APPENDIX J 

PROPOSED VANCOUVER OFFICIAL DEVELOPMENT PLAN AMENDMENT  

regarding minor amendments  

  
THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts as follows:  
 
1.  This By-law amends the indicated provisions of Schedule A of the Vancouver 
Official Development Plan By-law No. 14660. 
 
2.  In Part 4, section FG1. Urban Structure Strategy, in the descriptions below 
“Neighbourhood Type”, Council: 

strikes out “FG1.3” and substitutes with “FG1.4”   
strikes out “FG1.4” and substitutes with “FG1.5” 
strikes out “FG1.5” and substitutes with “FG1.6” 
strikes out “FG1.6” and substitutes with “FG1.7” 
strikes out “FG1.7” and substitutes with “FG1.8” 
strikes out “FG1.8” and substitutes with “FG1.9” 

 
3. Council strikes out Policy 10.1.2 in its entirety and substitutes with the following: 

“10.1.2 Protect and manage groundwater by minimizing contamination and 
waste, enhancing recharge, and ensuring sustainable use of the resource.”  

4. A decision by a court that any part of this by-law is illegal, void, or unenforceable 
severs that part from this by-law, and is not to affect the balance of this by-law.   

5. This by-law is to come into force and take effect on the date of its enactment.  

 
 
ENACTED by Council this        day of      , YYYY  
 

_____________________________  
Mayor  

  
  

_____________________________  
City Clerk 

 



APPENDIX K 
Page 1 of 10 

 

  

APPENDIX K 

SUMMARY OF FINANCIAL TESTING 
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APPENDIX L  

Heather & 33rd Land Use Plan and City-initiated Rezoning 

Heather St. and W 33rd Ave. Village  

This Village was included in the Villages Planning Program, and land use and zoning changes are  
proposed for the area for Council consideration with other Villages in the summer of 2026.   

The Cambie Corridor Plan (2018) has enabled rezonings in this area to 6-storeys and townhouses. In 
2024, the provincial Transit-Oriented Area (TOA) legislation enabled further change up to 8-storeys  
in this area. Many of the sites in this Village have already developed or have been rezoned to  
Comprehensive Development (CD-1) for 6-storey buildings under these policies. The proposed   
land use changes resulting from the Villages Planning Program therefore focus on adding housing 
opportunities up to 6-storeys on remaining sites and implementing all low-rise areas through a City- 
initiated rezoning, as shown in the map below.   

Heather St. and W 33rd Ave. Village  
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APPENDIX M 
 

PROPOSED VANCOUVER OFFICIAL DEVELOPMENT PLAN AMENDMENT  
 

to clarify consistency with the GLU  
 

  
THE COUNCIL OF THE CITY OF VANCOUVER, in public meeting, enacts as follows:   
  
  
1. This By-law amends the indicated provisions of Schedule A of the Vancouver Official 
Development Plan By-law No. 14660.  

  
2. In Part 4, section FG2. Generalized Land Use Designations, in the paragraphs below 
“Designations Outline”, Council inserts after “the respective GLU designation.”, the following:  

 
“Notwithstanding this requirement, if a proposed development is subject to two or more GLU 
designations, the proposed development is to be considered consistent with and not contrary to 
or at variance with the GLU designations if any inconsistency is minor in nature and does not 
meaningfully alter the intent of the existing designations. The public must be consulted on these 
minor inconsistencies during the engagement process for the rezoning application for the 
proposed development, and the minor inconsistencies must be clearly described in the zoning 
report for Council’s consideration and the public’s information.”.  

 
3. A decision by a court that any part of this by-law is illegal, void, or unenforceable severs that 
part from this by-law, and is not to affect the balance of this by-law.    

 
4. This by-law is to come into force and take effect on the date of its enactment.   
  
  
  
  
  
  
  
ENACTED by Council this        day of      , YYYY   
  

_____________________________   
Mayor   

   
   

_____________________________   
City Clerk  

 
 


	Recommendations for Public Hearing
	Report Summary
	Background and Context
	Strategic Analysis
	Public/Local Nations/Civic Agency Input
	Utilities Considerations
	Implications/Related Issues
	Financial
	Legal Implications
	Conclusion
	List of Appendices:

