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Norquay Village Neighbourhood Centre Plan

RECOMMENDATION

A.

THAT Council adopt the Norquay Village Neighbourhood Centre Plan in
Appendix A.

THAT Council instruct the Director of Planning to draft District Schedules and
Guidelines for the new residential zones outlined in the proposed Norquay
Village Neighbourhood Centre Plan, and report back for referral to Public
Hearing an application to rezone the area as described in the Plan.

THAT Council instruct the Director of Planning, the General Manager of
Community Services Group, and the Director of Finance, and to bring forward
for Council’s approval, a Public Amenities and Infrastructure Financing Strategy
to identify and recommend strategies for funding amenities and infrastructure
upgrades in the Norquay Village Neighbourhood Centre area.

THAT Council adopt the Public Realm and Transportation Improvement Plan in
Appendix B.

CONSIDERATION

E.

THAT Council amend the proposed Neighbourhood Centre Plan to include the
areas identified in Appendix C in the Transition Zone for the purposes of
allowing four-storey low-rise apartments adjacent to Norquay Park.

THAT Council amend the proposed Neighbourhood Centre Plan to include the
areas identified in Appendix C in the Transition Zone for the purposes of
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allowing four-storey low-rise apartments on larger parcels along Earles Street
and north of Kingsway.

G. THAT Council amend the proposed Neighbourhood Centre Plan to increase the
base building height allowable through rezoning in the Kingsway Rezoning Area
from six- to eight-storeys to eight- to ten-storeys and to increase the allowable
building density from approximately 3.2 FSR (net) to 3.8 FSR (net).

GENERAL MANAGER'S COMMENTS

The Norquay Village Neighbourhood Centre Plan is the culmination of a long, challenging, and
very thorough planning process and further implements the policy direction contained within
CityPlan and the Renfrew-Collingwood Community Vision. The Plan is consistent with Council’s
priorities to encourage the building of strong, safe and inclusive communities; enhance
environmental protection and sustainability; and promote capital investment for a growing
economy.

The Plan is one of a number of important Community Planning initiatives designed to plan for
complete neighbourhoods that provide residents with a variety of housing, jobs and services,
and to enable new housing options in proximity to major transit infrastructure investments.
Other similar programs which Council has considered or will consider include: the Mount
Pleasant Community Planning program and the Cambie Corridor Planning Initiative.

Specific to this report, the Norquay Village Neighbourhood Centre Plan is an important
planning initiative designed to:
Enable new housing options that will provide a greater degree of affordability and
variety for families, with housing types that fit within the character of established
residential neighbourhoods;
Support the City’s sustainability priority by encouraging a higher density of housing
along a neighbourhood “high” street and in close proximity to a major transit and
cycling corridor;
Encourage the revitalization of Kingsway to support local shops and services, enable
local residents to meet daily needs within walking distance, and increase the
opportunities to engage in community life; and
Improve the pedestrian and bicycling experience within the Neighbourhood Centre in
general and, especially, along Kingsway.

The consideration items have been proposed since the end of the community consultation
process and in part reflect information which acknowledges the change in economic
circumstances since the bulk of the work on this Plan was undertaken. The items identify sites
for limited but strategic densification which should generate funds to enhance public
amenities. Other items identify sites for alternative development forms which could be
reasonably accommodated in the Plan area. Staff have put them forward for consideration,
recognizing that council will provide direction in terms of additional consultation with the
community they feel appropriate.

The General Manager of Community Services RECOMMENDS approval of recommendations A,
B, C, and D, and consideration of E, F and G.
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CITY MANAGER'S COMMENTS

The City Manager RECOMMENDS approval of recommendations A, B, C, and D, and
consideration of E, F and G.

COUNCIL POLICY

CityPlan

On June 6, 1995, Council adopted “CityPlan: Directions for Vancouver” which included the
following Directions:

Neighbourhood Centres to "...provide residents with a variety of housing, jobs, and
services” and to “...become the civic, public heart of each neighbourhood..."

More and More Diverse Public Places to: "...ensure that the number and quality of the
city's public places matches the needs of a growing and increasingly diverse
population..." and to "... promote lively neighbourhood shopping streets."

Housing Variety to "...increase neighbourhood housing variety throughout the city
especially in neighbourhood centres..." by "planning the types, appearance, and
location...best suited to each neighbourhood."

Renfrew-Collingwood Vision

In July 1998, Council approved the Renfrew-Collingwood Community Vision which includes
Directions that bring CityPlan to the local level. The Vision identified the section of Kingsway
between Nanaimo and Earles Street as a key shopping area for improvement, and the area
around it for a mix of housing surrounding Norquay Park complemented with additional
community amenities and facilities.

Neighbourhood Centre Delivery Program

In April 2006, Council approved the Neighbourhood Centre Delivery Program in the Norquay
Village area, to further the Renfrew-Collingwood Vision Directions for shopping area
improvements and new housing types.

EcoDensity Charter

In June 2008, Council adopted the EcoDensity Charter and Initial Actions, a commitment
between the City of Vancouver and its citizens. The Charter calls for all city-building decisions
to consider environmental sustainability as a primary goal, in ways that also foster and
support affordability and livability, and that promote strategic, well-managed density, design
and land use.

Greenest City

In February 2010, Council adopted the 10 long-term goals outlined in the Vancouver 2020: A
Bright Green Future report and directed staff to determine implementation options as part of
Vancouver’s goal to be the greenest city in the world by 2020. Although the public
consultation for the Greenest City 2020 process is still underway at the time of writing, the
implication is clear: to meet the ambitious targets requires the contribution of every City
project and process.

PURPOSE AND SUMMARY

The purpose of this report is to seek Council approval of the Norquay Village Neighbourhood
Centre Plan (the “Plan’) and to recommend actions for its implementation. The Plan is part
of the Neighbourhood Centre Delivery Program (NCDP). It proposes new residential zones that
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will increase housing choice and a rezoning policy that will encourage redevelopment and
revitalization along Kingsway with the intent to support new shops and services. The Plan also
proposes streetscape and street network improvements including improved crossings at
Kingsway, street geometry and connection improvements, new street trees and furniture, and
provisions for new public spaces and community amenities. The Plan exemplifies a “place-
making’ approach: it proposes a mix of land uses to promote vitality and vibrancy, strategic
densification and increased housing choice, and it proposes public realm enhancements and
urban design that respects local themes and context.

The Plan is the product of a very thorough planning process to implement the policy direction
contained within CityPlan and the Renfrew-Collingwood Community Vision. The Plan is
consistent with Council’s priorities to encourage the building of strong, safe and inclusive
communities; enhance environmental protection and sustainability; and promote capital
investment for a growing economy. Further implementation of this Plan is recommended to
follow Council adoption through the development of new District Schedules, design
guidelines, a Public Amenities and Infrastructure Financing Strategy, and a more detailed
Public Realm program.

BACKGROUND

Terms of Reference

In April 2006, Council approved the terms of reference for the second Neighbourhood Centre
Delivery Program (NCDP) in the Norquay Village area. The program was designed to deliver a
range of products including the following:

A Housing Area Plan, including the locations and types of new housing as well as
measures relating to traffic, parking, utilities, park linkages and greening, and city
facilities. The Housing Area Plan comprises one chapter of the proposed
Neighbourhood Centre Plan (Appendix A).

Housing Zoning and Implementation, including drafting, testing, and referral to
Public Hearing of city-initiated rezonings for new housing and related activities.

Shopping Area and Public Realm Plan, including density, urban design and other
development parameters for new development along the Kingsway corridor, as well as
a detailed public realm improvement plan.

Study Area

Figure 1 shows the Norquay Village Study Area. The solid outer line shows the final boundary
of the Study Area as it has evolved through the planning process and the dashed line shows an
area that was, at one point included in the Study Area but was determined to be best
addressed through a separate transit station area plan. The Study Area includes a shopping
area focused on a 1,300 metre portion of Kingsway between Gladstone Street to the west and
Killarney Street to the east, and a housing area that consists of residential neighbourhoods
generally located within a five to ten minute walk of Kingsway. This area also generally aligns
with the Nanaimo and 29" Avenue SkyTrain stations which are located directly north of the
Study Area.
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Figure 1: Norquay Village Neighbourhood Centre Study Area
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In contrast to the prior Neighbourhood Centre (Kingsway and Knight) which focused land use
and density changes only to the areas surrounding the Kingsway shopping area, this Plan
includes a land use and density strategy for both the housing and shopping area (completing
the “hole in the donut’). A primary observation that emerged in the planning process was that
Norqguay Village required a more holistic approach to place-making, one that encompassed the
whole of the Neighbourhood Centre and sought to convert Kingsway from a barrier to a heart
and a place that supported informal socialization and creating a distinctive identity for the
neighbourhood. This approach, more comprehensive in scope than prior efforts, better
addressed local criticisms and new City sustainability directives.

Existing Zoning

The majority of the residential neighbourhood is zoned RS-1 with some isolated instances of
specialized CD-1 zoning. The typical form of development permitted in the RS-1 zone is a
single-family house with a rental suite and a laneway house (if site conditions permit).

Block faces along Kingsway are primarily zoned C-2, a mixed-use residential and commercial
zone, which generally allows ground-level retail with three-storeys of residential or office
above.

There are also a few Kingsway properties that are currently zoned RT-2. This is a low-scale,
residential-only duplex zone that is not consistent with the street’s role as a major
commercial arterial.

Housing Stock

The RS-zoned parts of the Study Area include approximately 1,900 single-family houses.
Including secondary suites, the total number of dwelling units is about 2,850.
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There is a mix of housing ages, styles and conditions. There are only about 300 houses
remaining in the area that were built prior to the 1940’s, many of which have lost much of
their original character over time. There are only two houses in the area that are listed on
the Vancouver Heritage Register.

The area has seen significant redevelopment over time, with post-war bungalows built during
the 1950°s and 1960’s and “Vancouver specials’ that are reflective of the typical single-family
construction during the 1970’s, 1980” and 1990’s.

There are two non-market housing projects in the area and four other residential and mixed-
use developments that are currently zoned CD-1.

Population/Demographics

According to the 2006 Census, the total population in the Study Area was 10,042 people in
3,635 households. Prominent linguistic groups include Chinese (48 percent of the population
by mother tongue), English (27 percent), Vietnamese (4 percent), and Filipino (3 percent).
The median household income in the Study Area in 2006 was $48,646. This is similar to the
City-wide average ($47,299).

Population growth in the study area between 2001 and 2006 was 4.5 percent, slightly less
than the City average (5.6 percent) and less than the Renfrew-Collingwood area average (8.5
percent) which is atypical as it includes recent growth from the Collingwood Village
redevelopment.

Planning and Public Process

City staff have been working with community residents on development of the Norquay
Village Neighbourhood Centre Plan since 2006. This process has been comprehensive in scope,
with many community-wide, Working Group, and special meetings to identify issues, develop
ideas, and refine proposals for this Plan. (These meetings took place in two major phases, as
the process was temporarily suspended in 2007 and relaunched in late 2008.) In addition,
newsletters, a public survey, a project website, newspaper advertisements (English and
Chinese language) and radio advertisements (Chinese language) have been used to
communicate with a broader public.

The following table summarizes the numerous events and meetings held as part of the public
consultation process:

Event/Meeting Dates

Kick-off event March 25, 2006
Design Charrettes October 21, 22, 2006
Housing and Shopping Area Working Groups April 18, 19, 2006

May 16, 30, 2006

June 13, 27, 2006
September 12, 26, 2006
October 10, 2006
November 21, 2006
February 13, 2007
March 13, 2007
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November 6, 2007

November 2006 Open Houses November 1, 2, 2006
June 2007 Open Houses June 14, 16, 2007
2400 Motel Open House June 23, 2007
Survey June 2007
November 2008 Open Houses November 29, 2008
Public Workshops February 28, 2009

March 7, 2009
April 4, 28, 2009
May 14, 2009
Community Meetings May 28, 2009

June 2, 4, 18, 2009

Chinese Language Community Meetings May/June 2009

Norquay Village Working Group Meetings February 5, 2009
March 24, 2009

April 21, 2009

May 6, 21, 2009

June 8, 22, 2009

July 9, 2009
November 2, 16, 2009

Clarendon Extension and Street Design Open House June 18, 2009

January/February 2010 Open Houses January 30, 2010
February 2, 2010
Norquay Village Working Group Meetings April 22, 2010
May 10, 20, 2010
June 2010 Open Houses June 12, 14, 16, 2010
Additional Community Outreach June / July 2010

- Chinese speaking parents

- Renfrew Chinese Seniors

- Norquay Filipino Parents
Housing Information Sessions June 21, 24, 2010
July 8, 15, 2010

The plan options and draft plan proposals were presented at Open Houses in
January/February 2010 (total attendance: 180) and in June 2010 (total attendance: 290).
Feedback was solicited via comment forms. (All open house material and comment forms
were also available via the project website). Although feedback was diverse, including many
voices in opposition, the majority of comments received were supportive of the plan. For the
June 2010 Open Houses which presented the draft plan proposals, 107 comment forms were
completed: 43 were opposed to the plan, 60 were supportive (40 were supportive in general,
10 were supportive with some concerns, and 10 were supportive but felt the Plan should go
further), and 4 were difficult to classify.

It should also be noted that the public planning process has been, in some ways, unusually
challenging. Some neighbourhood (and outside the neighbourhood) residents have expressed
strongly held opposition to plan proposals presented at Open Houses and other community
meetings. One group of residents (self-identified as the Norquay Citizens’ Group) has been
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particularly active with neighbourhood-wide flyer distribution (identifying concerns with
densification and ‘mass rezoning’, dramatic neighbourhood change, increased property taxes,
decreased property values, increased crime, residents pushed out of the neighbourhood, and
parking and traffic impacts), involvement with the Working Group, and development of an
alternative plan proposal in mid-2009. For this alternative proposal, Staff reviewed the
alternative thoroughly and incorporated certain ideas while offering to meet with the Group
on several occasions to discuss disagreements. Staff also provided space for the Group to
present their alternative plan at the January/February 2010 Open House

Although in Staffs’ opinion, discontent with the Plan is not widespread or a majority within
the community (based on observed overall public commentary throughout the process),
discontent with the Plan from specific participants has been vocal, and through connections
with groups from other neighbourhoods, contributing to a city-wide impression of difficulties
with the plan process. Staff have had to adapt to ensure the process remained open and
balanced, with all voices feeling comfortable and supported/valued in continuing to
participate. Finally, although there have been many specific challenges, in general, concern
and critique of the planning process has been beneficial and has pushed the planning process
to consider a broader range of issues and ideas.

Multicultural Outreach

A significant part of the public consultation process focused on engaging and consulting with
the larger non-English speaking communities within Norquay Village. The primary focus was on
the Chinese community (48 percent of the community identified Chinese as their mother
tongue in the 2006 census) ) and engagement opportunities were also extended to other
larger groups including Vietnamese (4 percent) and Filipino (3 percent). Full Chinese
translation was done for all mailouts and newsletters and for all open house boards and
materials. Further Chinese language workshops were held in Norquay Village with residents
and business owners. As well, outreach to the Vietnamese community included meeting with
business owners and hiring an outreach worker to communicate directly with Vietnamese
speaking residents. City staff also worked with a Filipino outreach worker at Norquay
Elementary to organize meetings with Filipino families who have recently moved to Canada.

Neighbourhood Survey and Process Suspension

The Norquay Village public process was suspended in 2007 during and following the civic
strike. In addition to the delay caused by the strike, there were a number of challenges to the
process that led staff to reset, reconsider, and restart the planning effort. One of a number of
confounding features was that this planning process has overlapped with and was widely
understood to be equated with the city-wide EcoDensity Initiative, bringing city-wide
EcoDensity opponents into the debate.

Irregularities in public response to a 2007 survey created further challenges to the initial
planning process. A newsletter with a survey was distributed through the community with plan
proposals for public vote. City staff analyzed the survey results and found several
irregularities. The overall response rate was unusually high and it was apparent that the
results of the general survey varied dramatically from a random control survey that is used to
verify the survey process. In response to the perceived irregularities the City asked an
independent advisor with survey methodology expertise, Mustel Group, to analyze and
interpret the results. Mustel Group identified several critical issues including the following:
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- the transmittal of nearly 800 online responses in rapid succession, all with identical
answers to the nineteen survey questions;

- the submission of an additional 300 photocopied surveys all having exactly the same
answers to the survey questions; and

- evidence of “coaching” as seen in a pattern of responses that spiked or skewed the
data in specific questions with subsequent questions left blank (Households in the
study area had received flyers from a local opposition group that provided a guide to
answering the survey, aligned with inaccurate and misleading information such as
incorrect information regarding property tax increases).

Mustel Group’s conclusion was that these irregularities “have had an undue effect on the
survey” and that the results “could not and should not be used or interpreted further.”

DISCUSSION

The Norquay Village Neighbourhood Centre Plan contains policies and proposals for new
housing types, a rezoning policy for Kingsway, new public realm and street/sidewalk network
improvements, and a strategy for new community amenities. Key objectives of the Plan,
which incorporate community directions, ideas and issues identified through the public
consultation process, include:

- more affordable homeownership options that will enable the neighbourhood to grow
and evolve in balance with respect for established character;

- revitalization of Kingsway to provide local shops and services, accommodate higher
density housing, and support social interaction in a vibrant and interesting place that
neighbourhood residents can walk to;

- increased housing density in energy-efficient configurations in a walkable
neighbourhood with good transit and bicycling connections to help support Vancouver’s
Greenest City objectives;

- addition of new gathering spaces and other public amenities that can provide support
services for diverse community groups and residents and places for the meetings and
events that support community life;

- enhancement of local neighbourhood identity through new public realm improvements
to heighten the distinctive and eclectic character of the neighbourhood, and providing
unique spaces that fit the evolving nature of the community; and

- a holistic and creative approach to place-making that respects local character while
providing an interconnected land use, urban design, and public realm strategy in
support of aspirations for a livable and sustainable neighbourhood.

New Housing Types / Residential Zones

The Plan represents an important step in fulfilling CityPlan and Community Vision Directions
to increase housing variety in neighbourhoods. While the City of Vancouver has sufficient
capacity in existing apartment zones to accommodate anticipated population growth, these
zones do not provide the type of housing many people are looking for: ground-oriented
housing with many of the features of a single family home.

The four new housing zones proposed in the Plan will provide additional capacity for ground-
oriented housing and cost-effective low-rise apartments, as well as retaining options for
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rental secondary suites. Together, these zones will enable more affordable alternatives to the
single family home, while maintaining many of the desirable qualities of this type of housing.
Providing these choices within the City is important to long term growth and sustainability.

Housing Area Planning Principles

Focus on housing options that work with a single lot to provide flexibility for individual
property owners and enable organic and incremental neighbourhood change;

Ensure new housing types fit in with the character of established single-family
housing;

Emphasize new and more affordable ownership options, especially family-friendly
options;

Retain rental housing and secondary suite options;
Use block characteristics to determine housing type; and

Retain current options in addition to new options.

Description of the New Zones

Duplex/Infill/Small House Zone. This zone applies to those areas of the
Neighbourhood Centre that are furthest from Kingsway and where sensitivity to
established character is considered to be the most important. This zone would permit
infill, “mini-houses”, and/or duplexes in different combinations depending on whether
the site comprises one, two, or three typical lots. Infill houses would be permitted
only where rear or side yards front directly onto a park or schoolyard (with the intent
to provide “‘front-doors’ and ‘eyes on the street’ for parks and schoolyards) or for the
preservation of a character house.

Traditional Rowhouse Zone. This zone applies to an area of the Neighbourhood Centre
where block and lot configurations are well-suited to this housing type: suitable lots
are wider and shallower than the typical Norquay Village lot. The traditional rowhouse
fits well on these lots, particularly if two lots can be combined which will allow for 5
rowhouse units. This zone would allow for rowhouses which are similar to a single-
family house in regard to height and scale but would also allow for shared side party
walls.

Stacked Townhouse Zone. This zone applies to areas of the Neighbourhood Centre in
close walking distance and with strong pedestrian connections to Kingsway and to the
29" Avenue SkyTrain. The Stacked Townhouse is a new housing type that would enable
three strata-titled units to be stacked vertically in a three-storey townhouse building
form. Essentially, the Stacked Townhouse is a type of low-rise apartment but with
more characteristics of a ground-oriented housing type (front and rear yard, private
open space, height and scale of a single detached house or rowhouse).

Transition/Low-Rise Apartment Zone. This zone applies to the lots across the rear
lane from properties fronting Kingsway. The Transition zone enables low-rise
apartments (three to four storeys) that provide a physical transition from mid-rise
buildings on Kingsway to the ground-oriented housing types in the residential
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neighbourhood and provides a more affordable housing option than the ground-
oriented types.

Kingsway Rezoning Area

The Plan includes a general vision for Kingsway that would allow for mid-rise and mixed-use
redevelopment, subject to rezoning approval. The basic building typology for Kingsway is
based on a six-storey mid-rise building (in terms of building density) but with variations in
height (a basic building of six to eight-storeys with specific allowances for 10 and 12-storey
buildings on key sites and 12 and 16-storey buildings on the 2400 Motel site) to create a more
varied streetscape, enhance sunlight exposure on the street and sidewalk, and provide more
at-grade open space. The additional building height and density will increase the financial
viability of redeveloping existing one or two-storey commercial buildings and provide new
housing options on a major local shopping street with excellent transit connectivity. Further,
the additional building height will enable wider sidewalks which comprise a major component
of the public realm strategy to improve the pedestrian environment along Kingsway.

It should also be noted that the financial attractiveness of the increased building density (an
approximate density increase of 0.7 FSR) and building height (two to four-storeys) is
guestionable. Revised financial viability analysis completed by Coriolis Consulting Corp.
(Appendix D) shows that, in the current development climate, the existing C-2 zoning is more
financially attractive than the extra density and height that can be achieved through the
proposed rezoning policy. This is due to several factors: risks and uncertainty of the rezoning
process, increased assembly required to achieve the maximum allowable density, familiarity
with the C-2 form of development, and the shift from lower-cost woodframe construction to
(probable) concrete construction.

Kingsway Rezoning Area Planning Principles

- Plan for a mid-rise ‘urban village’;

- Invest in a pedestrian-centric public realm that enhances the identity and
distinctiveness of Norquay Village and emphasizes “place-making’;

- Maintain a retail focus along Kingsway;

- Apply urban design criteria to ensure that new development is respectful of local
context and fits well into the Neighbourhood Centre; and

- Place an emphasis on the 2400 triangle’ as a ‘heart’ of the neighbourhood centre.
Kingsway Rezoning Area Policies

- Base Building Typology and Height. The base building type considered for Kingsway is
a six- to eight-storey mixed-use mid-rise building (with variations in height to achieve
a varied streetscape and strategic at-grade open spaces). This is an increase from the
existing C-2 zoning which permits a four-storey mixed-use building. This additional
height can be achieved through two options:

1) Without Rezoning. A six-storey building (without increases in building density
above the 2.5 net FSR) will be permitted by the Director of Planning as incentive
for wider sidewalks for all properties currently zoned C-2.
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2) With Rezoning. In the case of rezonings, the six-storey form can accommodate
higher building densities (approximately 3.2 net FSR) and additional height. The
Rezoning Policy will allow a six-storey building frontage as well as an additional
two-storeys setback from the building frontage on one portion of the building with
a reduction of height or massing on the other.

- Special Sites. In addition, a few select sites are permitted a height increase (with a
Rezoning) beyond the six- to eight-storey pattern in exchange for additional at-grade
public open space (without an increase in building density above 3.2 FSR (net)):

- Mid-Block sites (on the north side of Kingsway) for Pedestrian Linkages and
Mews (up to 10 storeys)

- Large sites (greater than 1 acre) for Public Plazas (up to 12 storeys)
- 2400 Motel site for Major Neighbourhood Gathering Spaces (12 and 16 storeys)

- Urban Design Criteria. New development through rezoning will be required to make a
positive contribution to the pedestrian environment along Kingsway through wider
sidewalks, public plazas, quality character and place-sensitive building materials,
creative and high performance building design, weather protection and pedestrian
amenities, small-scale commercial retail units, human-scaled architectural detailing,
and universal access.

Special Sites: Eldorado and 2400 Motel

Two prominent sites located in the heart of the neighbourhood centre are the Eldorado Motor
Hotel and 2400 Motel sites. Together, these two sites form the majority of a unique triangle

(formed by the intersections of Kingsway, Nanaimo Street, Slocan Street, and E. 33" Avenue)
that has been frequently identified in the planning process as the neighbourhood ‘heart’ and
an opportunity to create a ‘catalyst’ for revitalization of Kingsway. Both sites were identified
in the Renfrew-Collingwood Community Vision as ‘special sites’, with the following direction:

If redevelopment of the Eldorado Hotel and/or the 2400 Motel is proposed, the
City should support new, needed commercial and/or residential uses. Any
consideration of such developments should include significant public consultation.

The Eldorado Motor Hotel site is currently in the process of redevelopment into a high-density
residential and commercial development, including a 22-storey tower, two mid-rise buildings,
and a 3,500 square foot 39-space daycare.

The 2400 Motel is an operating motel which has been owned by the City of Vancouver as an
investment property since 1989. The Plan provides a higher level of detailed planning for the
site with the intent to inform a future rezoning.

Key policies that will inform rezoning of the 2400 Motel site include:

- a maximum site density (3.2 net FSR) consistent with the rezoning strategy for the rest
of Kingsway;

- taller building heights (two towers: one 16-storey and one 12-storey) to provide a
physical transition from the 22-storey tower on the Eldorado site and to allow for more
at-grade open space;

- significant sidewalk setbacks along Kingsway (for an approximate total sidewalk width
of 35-40 feet);
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- an indoor community gathering space, at least 15,000 square feet in size and flexible
in use for youth, arts, seniors, and other community services and events;

- aagrocery store on the ground floor;

- amajor outdoor public gathering space that is south-facing and activated by the
ground floor uses of the indoor community gathering space and surrounding retail uses;

- pedestrian accessibility through the site;

- a mandate for creative design solutions, including a creative approach to incorporating
heritage elements;

- sustainability requirements as per EcoDensity Action A-2; and

- consideration of housing affordability including potential for rental housing.

The greater expectations for ground-level amenity, open space, and the proposed program of
retail and community uses on this site require taller buildings to accommodate the proposed
housing.

Movement and Circulation

The Plan includes a transportation improvement strategy that focuses on efficient, safe and
comfortable movement throughout the Study Area with priorities for pedestrians, cyclists, and
transit users. This strategy includes a number of new initiatives intended to enhance
pedestrian safety and ease of movement, improve bicycle connections through the
neighbourhood, and to improve some challenging street connections created by the
intersection of different street grids in the Study Area.

Pedestrian and Bicycle Network Improvements

The focus for both sidewalk and bicycle networks is to continue to work towards completing
the networks especially on key routes to schools, parks and transit and where redevelopment
is occurring. For sidewalks, this translates into completing sidewalks on blocks where one or
two sides lack complete sidewalks, and adding new connections where missing links impose
longer routings.

For bicycles, the most significant bike route improvements will be along Duchess and Wales
Street to allow relocation from busy Earles Street. In addition, lane widths are to be
reallocated along Kingsway to increase the curb lane widths (providing more space for
bicycles) and to match those provided in the Kingsway and Knight Neighbourhood Centre.
Further improvements serving Norquay Village are forthcoming in the parallel joint initiative
between the City and TransLink to upgrade the B.C. Parkway.

Pedestrian-Oriented Public Realm Improvements

To further support the improvement of the pedestrian experience in the Neighbourhood
Centre, a detailed Public Realm and Transportation Improvement Plan is included for Council
adoption (Appendix B). Highlights of the strategy detailed in this Plan include:

- Anew landscaped median on Kingsway between Gladstone and Moss Streets;
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- Geometric changes to the intersection of 34th Avenue, Wales Street, Duchess Street
and Kingsway, creating an area for seating, an off-street cycling path, special
planting, public art, a new pedestrian/cyclist-activated signal, and shorter street
crossing distances for pedestrians;

- Installation of small landscaped corner bulges along Kingsway at Gladstone,
Clarendon, Rhodes, Moss, and Dundee Streets, to provide shorter street crossing
distances for pedestrians as well as improving sight lines for pedestrians and
motorists; and

- New streetscape elements including improvements to landscaping and street trees,
unigue tree grates and sidewalk stamps, additional street furniture, character lighting
and public art.

Transit Improvements

Norquay Village is relatively well-served by transit, including the SkyTrain Expo Line service
(29th Avenue and Nanaimo Stations are accessible within a short walk, cycle, or bus ride to all
Norquay Village residents). Bus routes on Kingsway (#19), Slocan/Clarendon (#29 Elliott), and
Kingsway/Nanaimo (#25 King Edward) were augmented by the initiation of the #33 service
along 33rd Avenue and Slocan linking the 29th Avenue Station with UBC. The #33 service was a
change identified in the Vancouver/UBC Area Transit Plan and was implemented in 2008.

Existing City-wide policies should continue to guide actions in support of transit. For Norquay
residents, workers, and visitors, this means focusing on increasing service, improving transit
stop amenities, promoting security, and improving the efficiency and impact of transit
services. City staff will continue to advocate to Translink for improvements to the transit
system in Norquay Village and elsewhere through future Area Transit Planning.

Clarendon Connector

The lack of connectivity in Norquay Village’s street network south of Kingsway has been a
longstanding challenge in the community, placing substantial traffic volumes on local streets.
In response, and consistent with plans in place since the Expo Line consultations of the mid-
1980’s, the City has carried out work planning and acquiring lots for an extension of
Clarendon Street from its present T-intersection at 34th Avenue northward to form a similar T-
intersection at 33rd Avenue.

The Norquay Village Neighbourhood Centre planning process provided an appropriate
opportunity to consult nearby residents about the Clarendon Connector. What evolved was a
package of measures, mostly traffic calming and pedestrian enhancements, designed to
complement the connection and leave the door open for reclassification of Clarendon should
that be decided in the future. Community comments were largely supportive of the final
package, as it would:

- Relieve several local streets of inappropriate through traffic;
- Improve connectivity for all modes;

- Improve pedestrian and cyclist safety by bulging corners, restricting movements by
motor vehicles, and signalizing the new intersection of Clarendon/33rd;

- Provides a direct connection to the proposed community amenities at the 2400 site;
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- Improve the efficiency and appeal of the #29 Elliott bus by eliminating circuitous
routings involving local streets and a portion of Kingsway; and

- Enhance the public realm with tree planting and other landscaping.

The high levels of support from the Norquay community encouraged staff to recommend as
part of the Plan that the City proceed with the full package of improvements which have
evolved into the final Clarendon Connector project. A diagram of the proposed Clarendon
Connector project is included in this report as Appendix E.

Public Amenities

Amenities, such as recreational facilities, parks and libraries, are important elements of a
vibrant and livable community. As part of the Norquay Village Neighbourhood Centre planning
process, the community identified a number of desired (and needed) public amenities which
were then translated into a preliminary Public Benefits Strategy with directions and priorities
for the delivery of amenities within the neighbourhood.

As part of the implementation phase, the City (in consultation with the community) will
develop more detailed strategies for service and amenity improvements and ensure that new
development on both City and private land pays a fair share towards public benefits to meet
the demands created by the additional population.

Key priorities for new or improved amenities in the Neighbourhood Centre include:

- Community Gathering Spaces. The lack of a formal community gathering space within
the Neighbourhood Centre was a frequent theme through the planning process. Many
needs were identified for this type of space, including space for senior’s programming,
children’s activities, meeting space, arts space, and community gatherings such as
cultural celebrations. The Plan has identified the opportunity to include a significant
community gathering space in the 2400 Motel redevelopment. This space should be
flexible in nature to address the diverse needs and priorities of the community (for
example, a Neighbourhood House).

- Renfrew Ravine Linear Park. There is an opportunity to extend the Renfrew Ravine
Park south to create a green pedestrian connection between Slocan Park/29" Avenue
and Kingsway. This connection, which runs along an existing Metro sewer right-of-way,
will be created as adjacent properties redevelop. In the shorter term, the creation of
new pocket parks, community garden spaces, and mid-block pedestrian connections,
will be incremental steps toward the long-term objective of a complete linear park.
This new park is also well-located to help the City achieve its city-wide objective (and
Greenest City target) of increasing access to nature for all residents.

- Park Extensions. Opportunities exist to extend General Brock and Slocan Parks to
increase their street presence and park accessibility. This can be achieved through
selective property acquisition to better connect the parks to neighbouring streets.

- Other Amenities, Facilities, and Services. As the neighbourhood continues to grow
over time, opportunities to add, expand, or enhance community amenities, facilities,
and services will be actively sought. Priorities include additional child care spaces, non
market housing, and services for vulnerable populations.

A more detailed public benefits strategy will be developed as part of the implementation of
the Neighbourhood Centre Plan. That strategy will consider the impact of increased



Norquay Village Neighbourhood Centre Plan - 06876 16

population and the mechanisms available to pay for public benefits, i.e. capital expenditures,
development cost levies (DCLs) and community amenity contributions (CACs).

Other Planning Considerations
Development Viability and Affordability

Coriolis Consulting undertook an economic feasibility analysis (Appendix D) for the Kingsway
Rezoning Area and new residential zone proposals and concluded the following:

- The new housing types are financially viable, although single-family residential
housing remains competitive and ‘take-up’ of new housing types is expected to be
incremental.

- Development of new housing types is expected to increase development costs
marginally over a typical single-family house (on a per square foot cost basis).
However, the increase in the number of potential units will improve affordability.

- Along Kingsway, a typical C-2 development is currently more attractive than a rezoning
to achieve the additional FSR (up to 3.2 FSR (net)) proposed by this Plan. However, it
is noted that this is a generalized assessment and site-specific conditions create
different development incentives. Further, over time as the character of the street
evolves into a more vibrant, pedestrian-friendly corridor, development economics will
shift to better incentivize the higher-densities and heights enabled by this Plan.

More specifically, in regard to affordability, the primary emphasis of this Plan has been on
increasing opportunities and access to entry-level ownership while retaining rental options
(including secondary suites in all proposed new housing types). Further, as the
implementation of this Plan proceeds, through individual rezonings along Kingsway and in
development of new District Schedules, consideration of mechanisms to expand market rental
housing and provide for new non-market housing will be pursued.

Energy Efficiency and Sustainability

One of the key directions guiding this Plan has been to emphasize sustainability and
environmental innovation. As well, this Plan is intended to support and help the City meet its
Greenest City targets for a lighter footprint, reduced greenhouse gas emissions, and making
walking, cycling, and transit preferred transportation options. This Plan supports a more
sustainable Vancouver implicitly by planning for strategically higher-density and more energy-
efficient development in an area of the city well-served by sustainable transportation options
and by accommodating growth in a manner that reduces pressure on environmentally
sensitive areas. This represents the bedrock of significantly more sustainable city-building. In
addition, this Plan includes the following considerations:

- New development along Kingsway that proceed through rezoning (required for
increased building height and density) will be required to conform to the City’s current
LEED Gold requirement for rezonings and new buildings will be required to be
adaptable for potential future sustainable or shared energy systems;

- New housing options increase the number of units with shared walls for improved
energy efficiency and are particularly well-suited to incorporate passive design
features including cross-ventilation;
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Front and rear-yard areas are retained in the residential neighbourhood to minimize
(or eliminate) any impacts to pervious surface area and to retain opportunities for
local food growing;

New green spaces are planned in the neighbourhood centre to increase access to open
space and improve the integration of nature into the community, including new
community gardening spaces;

Enhanced walkability and bicycle connectivity, in concert with access to local and
rapid transit, to reduce reliance on automobiles;

Expanded tree plantings, including street trees and landscaped medians;

Implementation of the plan through the development of new District Schedules will
consider a requirement for minimum LEED points (with either registration or
certification) for new housing developments.

As part of the planning process, a district energy feasibility study was completed by Compass
Engineering. Although the study did show increased overall energy efficiency through the
increased density in the area, there is not currently a viable opportunity to develop a district
or neighbourhood energy system. The best opportunity for a shared energy utility would be a
horizontal geo-thermal system in Norquay Park but that is not considered viable at this time.
However, it is an important consideration of this Plan that new development be designed for
potential future hook-up to a shared (or renewable) energy source should feasibility change
over time.

Infrastructure Capacity

Preliminary investigations have been performed by Engineering staff to determine capacities
of existing City Services in the study area. Some existing services will need to be upgraded to
meet the increased demand caused by additional density. Strategies for funding and timing
construction of these improvements will be explored and recommended in the Public
Amenities and Infrastructure Financing Strategy.

Water. The Water Design Branch has reviewed the proposed Norquay Village Draft
Plan. The water infrastructure in the area should be able to accommodate the
proposed density, however, the water system operation has changed due to Metro
Vancouver's new treatment plant and there are some future transmission main
modifications to come.

Solid Waste. The Solid Waste Management Branch reviewed the proposed Norquay
Village project. All existing and future buildings in the Norquay Village project will be
regulated by the Solid Waste By-law and will adhere to any future amendments that
are made to the By-law. Also, the City requires all buildings to provide adequate
storage for solid waste generated onsite. Recently, the Solid Waste Storage Facility
Design Supplement for Developments and Redevelopments was created to assist
developers with proper solid waste storage facility design for new and retrofit
buildings.

Storm and Sanitary Sewer. In order to meet the future needs consistent with the
Plan, the Sewage and Drainage Design Branch has identified approximately 2,000
metres of sewers in east Norquay that will need to be upgraded in the east basin. The
estimated cost of replacing these sewers is $4.1 million. In west Norquay,
approximately 11 km of sewers require separation, and the Sewage & Drainage Design
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Branch is currently in the process of replacing many of these sewers with larger
separated sewers. The Sewers and Drainage branch estimates the cost of replacing
these sewers to be about $15 million.

School Capacity

Recent estimates for local schools serving the Norquay Village area show that there is
capacity for new students. Further, recent trends for area schools has seen reduced
enrolments. However, it should also be noted that the impact of reduced enrolments on the
capacity is still uncertain as the Vancouver School Board is in the process of revising school
capacities in the consideration of possible closures and other initiatives. Enrolment and
capacities numbers are detailed in the following table:

Enrolment Estimated

2001 2006 2009 Capacity
Carleton Elementary 618 427 395 515
Cunningham Elementary 536 545 413 660
Norquay Elementary 716 676 573 830
Gladstone Secondary 1,481 1,321 1,349 1,600
Killarney Secondary 1,996 1,983 1,957 2,200
Windermere Secondary 1,399 1,238 1,298 1,450

Projected Plan Capacity

The existing population of Norquay Village is approximately 10,200 according to the 2006
census with existing zoning capacity for an additional 1,300 units, accommodating roughly
1,800 people. The draft plan for Norquay includes opportunities for new housing that would
result in a population increase above what would be anticipated through redevelopment
under existing zoning. Staff have estimated that the net additional capacity in the Plan over
25 years (not full buildout), is approximately 2,500 units, accommodating roughly 5,000
people (7,000 people more than are currently residing in the Neighbourhood Centre).

Dwelling Units Population
Existing 3,640 10,640
Current Zoning 4,920 12,100
Proposed Plan (25 year buildout) 7,480 17,200
Proposed Plan (100 year buildout) 10,700 22,000

Community Issues and Concerns

Throughout the public planning process, a number of key issues were voiced by the
community and a number of trade-offs have been identified. Following are some of the most
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common issues and concerns, as well as how the Plan has attempted to respond and/or
reflect them.

Retention of Single-Family Zoning / Scale of Change

The single-family residential character of the neighbourhood is prized by many residents and
the stability of this character through retention of the existing (RS-1) zoning has been
prioritized by some. Although the existing zoning does not allow for the proposed new housing
types, changing the zoning in all or most of the study area has been characterized by some
residents as a ‘mass rezoning’ that will fundamentally alter the character of the
neighbourhood.

In response, the Plan will retain key elements of the single-family residential character (front
and rear yard areas, building heights and massing at or close to what is allowed under existing
zoning, design guidelines to retain local residential character) to ensure new housing types
will fit into the neighbourhood. Further, policies are included to maintain the right of
individual property owners to develop as they are currently allowed with the existing zoning.

It should also be noted that by planning for new housing types in the neighbourhood centre,
the existing RS-1 zoning is maintained for the majority of the surrounding areas. As a whole,
RS zoning also remains the predominant zoning for the majority of the city (73 percent of
residential land and 42 percent of all parcels).

Staff note that new housing types are supported by the Community Vision and CityPlan. As
per the EcoDensity Charter, they represent ‘gentle density’, more affordable housing options,
and support the development of a more sustainable and complete community. Further,
through the public consultation, there was a high degree of interest and support was
expressed for the new housing types. In particular, there was support for flexibility on
individual properties and opportunities for alternatives within the neighbourhood.

Property Taxes

Another community concern is that, by enabling more flexibility and development capacity on
local properties, there will be an increase in property values (disproportionate to the City-
wide average) and therefore in property tax assessments (regardless of a property owner’s
intent to sell). In response to this and similar concerns, the City has a program of property tax
averaging to mitigate any short-term upward or downward fluctuations in values: property
taxes are based on the average assessed value over the past three years. Further, provincial
tax deferral programs are in place for seniors (whose incomes are often fixed) and lower-
income households who would be adversely impacted by an unexpected property tax

increase.

It should be noted that potential property tax increases due to rezoning are not a serious
concern for most households. Rather, property tax increases became an issue following the
Kingsway and Knight Neighbourhood Centre where the three-year averaging program was not
applied due to a City error, an error frequently cited by opponents of the Norquay Village
Neighbourhood Centre Plan. The loss of averaging in combination with increasing values
(heightened by strong fluctuations in the residential real estate market) resulted in an
unintended (although minor) increase on local property tax bills. On discovering the
oversight, the City reapplied the averaging and refunded affected residents. More detailed
analysis of the Kingsway and Knight example revealed that property value increases due to
rezoning were very minor. Due to the rezoning, it is estimated that increases in property
values averaged $26,000 per property which resulted in average annual property tax increases
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of approximately $37. For the Norquay Village Neighbourhood Centre, the three-year
averaging program will be applied.

Parking

The effect of new development on on-street parking availability is a frequently cited concern.
This Plan responds with maintaining standard city parking requirements for most development
types (indeed, underground parking required for developments in the Kingsway Rezoning Area
should increase supply overall). New housing types will be required to provide one off-street
parking space per primary dwelling unit (off-street parking is not required for secondary
suites or laneway houses) with equivalencies permitted if at-grade spaces cannot be provided
for ground-oriented housing types (for example, with rowhouses or stacked townhouses on
narrow lots). Equivalencies can include carshare vehicles and spaces or mechanized parking.
Further, these new housing types are located in an area with excellent transit and bicycle
connectivity to reduce reliance on on-street parking.

2400 Motel Site

Due to the prominence of the 2400 Motel site and its current public ownership as part of the
City’s Property Endowment Fund real estate portfolio, many community members advocate
for a more publicly-oriented redevelopment of the site and consideration of retaining City
ownership of the site. There seems to be a broad agreement that the site should redevelop as
a ‘catalyst’ for the new neighbourhood centre with the debate centred on the scale and
public nature of development. Many community members argue that the public ownership of
the site creates a unique opportunity to use it for public use (e.g. a community centre) or as
a low-rise mixed-use development to create a place where community residents can complete
many daily errands in one central location. Another key issue is the preference of some
community members to retain the site in public ownership and only allow development on a
long-term lease basis.

Planning staff have treated this site without regard to ownership and have planned for a
redevelopment scenario that includes community gathering spaces and enough development
capacity to support the broader commercial revitalization of Kingsway. Also, redevelopment
of this site has been planned to enable new higher-density housing in a walkable area with
excellent transit connectivity. It should be noted, however, that although the predominant
community preference is for a lower height development, the Plan enables two taller building
elements (12 and 16-storey towers). This additional height provides a physical transition from
the 22-storey tower on the Eldorado site and allows for the same density of development as is
allowed on the remainder of Kingsway with increased publicly-accessible open space and on-
site community amenity.

Building Heights and Shadows

Many community residents have expressed a preference for a low-rise model of
redevelopment along Kingsway to better reflect local character (current zoning allows up to
four-storeys) and to reduce impacts from building shadows. The six-to eight-storey model
included in the Plan has been proposed to enable additional density to meet sustainable
community development objectives (higher densities in close proximity to local shopping and
services and transit and bicycle connections), to support a greater level of public realm
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ensure that there is potential for CACs to help finance the public amenities and public realm
improvements sought by the local community.

Similar to consideration item E and F, for planning, design and sustainability reasons, this
consideration is supportable. It should be noted, however, that these options were not
presented to the community in the June 2010 Open Houses and it is for this reason that this
consideration is not a recommendation.

NEXT STEPS

Following adoption of the proposed Plan, further steps are required to fully realize its
potential. Primary among these steps are the two major components of the Implementation
Plan:

Zoning By-law Development

The Neighbourhood Centre Plan proposes four new residential zones that require drafting,
testing, and refining new District Schedules and Design Guidelines to implement. The new
zoning documents will amend the Zoning and Development By-law to enable new ground-
oriented housing to be developed in the Norquay Village Neighbourhood Centre without
requiring rezoning approval. Development of these documents will also include public
consultation to ensure they are well-calibrated to community preferences.

Public Amenities and Infrastructure Financing Strategy

More detailed work is required to develop a complete Public Amenities and Infrastructure
Financing Strategy appropriate to the amount of new development planned in the
Neighbourhood Centre. This includes more detailed analysis of Development Cost Levy and
Community Amenity Contribution potential and mechanisms to ensure that the local area
benefits from new development. Also included in this strategy will be consideration of other
funding sources and steps, including Capital Plans, required to finance improvements needed
to ensure a complete and sustainable Neighbourhood Centre.

Placemaking and Public Realm Plan

In addition to the Public Realm and Transportation Improvement Plan, further work is planned
to develop more detailed Public Realm improvements and placemaking guidelines to fully
realize the potential of the Kingsway shopping area. Included in this effort will be more
detailed work to identify public art opportunities and to develop public realm elements
specific to Norquay Village.

Further Consultation

Further consultation will be necessary if Council decides to advance any of the consideration
items (E, F or G). This consultation would be included as part of the Implementation Plan

detailed above and, that in addition, refinement of these general concepts can be undertaken
with review of related development proposals.

FINANCIAL IMPLICATIONS

New development in accordance with this Plan will require standard City approvals and will
be required to pay the appropriate development charges and fees. Public realm
improvements along Kingsway are currently budgeted to cost $2.0 million, with $900,000 of
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this total being sought through cost-sharing partnerships with TransLink and ICBC. For the
Clarendon Connector project, the total cost is estimated at $1.25 million, with $400,000 in
cost-sharing being sought from the same partners. As well, some $450,000 may be recouped
through the sale of residual property that was required to be purchased for the project. The
balance of funding for both these projects will be sought through Council as part of the
approval process for the 2012-2014 Capital Plan.

Infrastructure upgrades required by zoning changes are currently estimated at $4.1 million,
not including sewer upgrades which may be included in the existing Sewer Separation
program. The Public Amenities and Infrastructure Financing Strategy will verify these costs
and will provide a strategy for funding the required upgrades.

In addition, implementation of this Plan through the development of new District Schedules
and other supporting plans and documentation will require commitment of existing staff
resources, supported by consultancies. These resources are available within existing budgets.

ENVIRONMENTAL IMPLICATIONS

The program is expected to have positive environmental implications as a result of linking
development locations to public transit service, application of green building principles and
technologies to architecture and urban design, and encouraging mixed-use developments
contributing to a complete community.

SOCIAL IMPLICATIONS

By enabling more housing units to be located on existing lots, the Plan will increase the
supply of both new market ownership and rental housing stock and expand the diversity of
housing types and tenures to assist in the accommodation of a wide range of households.

CONCLUSION

The Norquay Village Neighbourhood Centre Plan is an important step in the implementation of
Vancouver CityPlan and the Renfrew-Collingwood Community Vision. It will encourage the
revitalization of Kingsway and enable new housing types along Kingsway and in the
surrounding residential neighbourhood, supporting the development of a complete and
sustainable neighbourhood where local residents can live, work, shop, and play while
benefiting from a wider choice of more affordable and family-friendly housing types located
in close proximity to transit and bicycle connections.
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