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Please consider the environment before printing this email. This e-mail and any attachments may contain
confidential and privileged information. if you are not the intended recipient, please notify the sender immediately
by return e-mail, delete this e-mail and destroy any copies. Any dissemination or use of this information by a person
other than the intended recipient is unauthorized and may be illegal. Unless otherwise stated, opinions expressed
in this e-mail are those of the author and are not endorsed hy the author’s employer.
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TO TRAFALGAR STREET

SECOND AVENUE
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LANE SOUTH OF SECOND AVENUE

BENCH MARK: ELEVATION: 36.226

DESCRIPTION: SURVEY MONUMENT MARKED V—-3465

AT THE

SOUTH EAST CORNER OF LARCH STREET AND FIRST AVENUE.

THE CITY OF VANCOUVER ASSUMES NO RESPONSIBILITY FOR PROPERTY DIMENSIONS ON THIS PLAN.

NORTH

ATTENTION

ELEVATIONS SHOWN ON THIS PLAN
ARE IN METRES BASED ON GVRD
DATUM (ISSUED MARCH 31, 2005).
DIMENSIONS ARE ALSO IN METRES.

NO.

DATE

REVISION

BY

CHK

VANCOUVER ENGINEERING

@ CITY OF
DATE: 2018-03-29 | DESIGN: J.D.H.
DWG: M.D. CHK: B.M.C.

REF: FILE 2018—00011

BUILDING GRADE ELEVATIONS

FOR LOTS 8, 9 & 10,
BLK. 220A, D.L. 526, PLAN 1098.

SERVICES

SCALE:

1: 400

bwG. No. BG—2018-00011

SHEET

OF

Pag

REVISION:
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APPLICATION FOR REZONING ADVICE
(Rezoning Enquiry)

= Also known as a “Rezoning Enquiry”, this application is for reviewing drawings and providing preliminary
advice about a proposal to rezone a site, prior to the submission of a rezoning application.

=  The 2018 fee is $3,620 as set in Schedule 2, Section 10 of the Zoning and Development Fee By-law (5362 for
incorporated non-profit societies).

= Planning and Development Services staff will endeavor to respond to a written enquiry in twelve weeks from
receipt of the enquiry.

= Any questions should be directed to the Planning Info Line at 604-873-7038 or planninginfo@vancouver.ca.

Property Address 1805 Larch Street
Property Identification 014-980-894 014-980-908 014-980-789
Number

[ & Tk Lot @, Block 2204, Plan VAP1058, District Lot 526, Group 1, New Westminster Land District, Exc The 52 Ft Now Lane;
Lega Descrlptl on Lot 10, Block 2204, Plan VAP 1058, District Lot 526, Group 1, New Westminster Land District, Exc The S 2Ft Now Lane;
Lot 8, Block 22A, Plan VAP 1058, District Lot 526, Group 1, New Westminster Land District, Exc the 5 2 Fi Mow Lane

Existing Zoning District or

CD-1 number RT-8

Enquirer Information

Contact Name Tom Pappajohn

Firm/ Affiliation Jameson Development Corp

Address 670 - 1665 West Broadway, Vancouver BC V6J 1X1
Telephone 604 7327122

Email tom@jamesoncorp.ca

Submit 4 (Planner to determine if more copies required) hardcopy application booklets noting the

application checklist, the application form and cheque to the address below and email PDFs scaled at 11x17 to
planninginfo@vancouver.ca. To facilitate assignment of your enquiry, please indicate below the name(s) of the
staff with whom you have discussed your proposal:

Rezoning Planner:_Michelle McGuire Development Planner:
For the attention of the Senior Rezoning Planner Planning, Urban Design and Sustainability,
(please choose from one of the following): City of Vancouver,

1. Downtown Division- Michael Naylor Second Floor, West Annex,

2. Midtown Division - Yardley McNeill 515 West 10" Avenue

3. Vancouver South - Michelle McGuire Vancouver, BC, V5Y 1V4

For staff use only: Pre-submittal number: | Date received:

Page 398 of 494



Submission Requirements Checklist

Application Context Description

Brief description of the current use and development on the site and its surrounding context.

Brief Description of Proposal

Development statistics (floor space ratio, floor area, height and number of storeys, parking and loading
provision, number and type of units (type and tenure), number of storeys).
Program and function (e.g. land uses and hours of operation.

Brief description of applicable plans, policies and guidelines

Identify the applicable rezoning policy.

How does the proposal vary from existing zoning, policies and guidelines for this site? For example,
note recommended uses, floor space ratio, floor area, height, setbacks and parking/loading. Provide
a rationale for all proposed variances.

Identify which option within the Green Buildings Policy for Rezonings is proposed, and what strategies
are intended to meet the requirements of that option.

If required, and suggested by the Rezoning Planner, identify:
o How the Rezoning Policy for Sustainable Large Developments is integrated into the site.
e How the proposal meets the General Policy for Higher Buildings.

Public Benefits

Brief description of what community benefits will be provided and whether these will be provided
on-site (e.g. Parks, Heritage Preservation, Social/Affordable Housing, Child Care, etc.).

Urban Design Analysis
Drawings should be scaled and include:

Dimensioned plans, sections and elevations, including overall dimension strings;

Site Plan, including property lines and existing City curb lines;

Current and proposed setbacks;

Site plan and elevation drawings, including existing building footprints and elevations of two adjacent
developments in each direction;

Sections through the proposed building showing the context (sidewalks, roadways, etc,);

Photos of the site and nearby properties as seen from the street, keyed to a context plan; and
Preliminary strategies, opportunities, or constraints for the site Integrated Rainwater Management Plan.

Additional Information (to be determined in consultation with the Rezoning Planner):

3D and perspective drawings;

Alternate options for siting and massing;

Conceptual landscape design;

If there are “permit” trees on site, or if there are potential impacts to street or adjacent trees:

o Arborist Report

o A detailed site plan (based on accurate survey information) showing existing trees and describing any
proposals for tree retention or removal;

Section through street with building heights noted;

Shadow diagrams in plan view at standard times showing adjacent properties; and

View cone locations and elevations.

Heritage evaluation or Statement of Significance (if requested by heritage planner). Include images of

the buildings on site if there is a pre-1940s or recent landmark structure.
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Proposal & Massing

A 6 storey residential building largely on the existing footprint is proposed to allow for full retention of
mature trees on West 2" Avenue, and the front entrance is maintained in the same location off Larch
Street.

ml'.ll-ﬂllllﬁlmu. |
_Illlllﬂj’llil.'lﬂlmi ) .

The Accommodation Comprises of :

77 Units of residential units

Floors Area 4,977 sqm. (53,570 sq ft)

A Floor Space Ratio (FSR) of 3.0

No Tenant relocation required, as the existing building is Non-Residential
A height of Approximately 20 m ( 66 ft.)

46 underground parking spaces over 2 levels 57 COV Count.

131 Bike parking spaces ( substantially over that required )

Amenity space on the ground floor

39.5 % Family Units including 6 larger 3 bedroom units.

1645 West 5™ Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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Applicable Policy & Guidelines

The 77 suite apartment building unit mix is in line with those recommendations including 35% family
units, and is serviced by a 2 level underground parkade with 46 physical stalls, which include 3 HC and 3
Car share for a total of 61. Bike parking is easily accessible at grade from the lane and bulk storage is
split over P1 & P2.

Maximum average starting rental rates are set out below (section 2a of COV MIRHPP):

RT zones are considered if no existing rental housing and on larger sites the COV are considering up to 6
stories where appropriate according to 3g of the MIRHPP, and with this a very contextual RM4 was
followed topping out at 3.0 FSR.

Public Benefit
The onsite public benefits of this project are:

1. The retention of a sizable portion of mature trees as well as additional landscape features;

2. No dislocation of residential tenancies, as the existing building is non-residential; and

3. The addition of 16 Moderate Income Rental Units which include seven 2-3 bedroom family
units.

4. Amenity Room for residents future enjoyment.

5. 39.5 % Family sized units (2 bedrooms or more) with 6.5 % being 3 Bedrooms.

Environmental Policy

This project will be following the Green Buildings Policy for Rezoning as amended February 7, 2017, by
following the Low Emissions Green Buildings path (path B). NOTE: LEED Not requirement since this is a
residential building.

This will include requirements for:

- Performance limits ( TEUI < 100 kWh/m2, TEDI < 15 kWh/m2, GHGI < 5 kgC02/M2 )
- Air tightness testing

Whole Building = 2.0 L/s *m2 @75 Pa (0.40 cfm/ft2 @ 0.3"w.c.)

Suite= 1.2 L/s *m2 @50 Pa (0.23 cfm/ft2 @ 0.2”w.c.)

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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- Enhanced commissioning

- Energy system sub-metering and reporting

- Refrigerant emissions and embodied emissions

- Verified direct ventilation

- Low-emitting materials

- Indoor air quality testing

- Integrated rainwater management and green infrastructure
- Resilient drinking water access

The Construction being timber frame is the most environmental building system and coupled with City
of Vancouver’s aggressive environmental policies for 2020 of near net zero the public benefit reaches far
wider than the immediate community.

Neighbourhood Context

In terms of the form of development, the 53,570 sq ft. proposed building took on a RM4/3 massing,
similar to its opposite neighbor 2490 Larch Street, and by comparison a more conservative six floors was
chosen while plenty examples are evident close by (within 200 meters) of 6 up-to 12 stories, 2495 Larch
St & 2445 West 3™ to name a few.

Looking North at Larch St (West 3™ Ave) 6 Stories Looking East at West 3" Ave toward 2445 W3rd Ave 12 Stories

The neighborhood has a range of building types and building heights with the taller buildings nestled
around the high point around West 4"Ave & Balsam. The plateau of Safeway’s (Remnants of a 30
million old Volcano) has a commanding place in the neighborhood and the pattern here is a
predominance of 12 storey Northwards between Vine & Balsam. The next block west (Balsam & Larch)
steps down from 12 storey on Balsam side to 6 storey typically on the Western Edge.

1645 West 5™ Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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The following illustrates some of the buildings heights in the immediate blocks around the high point on
4" Avenue.

LOW_RISE MULTI UNIT TRANSITION BLOCK  PURPOSE BUILT MID-RISE HIGH RISE / COMM

( 3 ) ( 3-6 ) 6-12 ) ( 12 )
RT RT/RM RM / CD cD

Our proposal of 6 stories fits into a logical step down pattern as we move westward from a 12 storey
block, next to a range between 12 and 6 stories, and then the Transitional block that our site occupies
down to the 3 storey RT form that continues to Point Grey.

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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Urban Design Precedents

The new residence continues to use Larch street as its primary entrance and the thick tree borders of
West 2™ Avenue are maintained as a privacy buffer along what is a very mature tree lined street. The
materials proposed are a combination of brick and hardi panel, some examples in the Kitsilano area:

The proportion and relationship is similar to that of “The Wellington” where the older turn of the
century single residential is contrasted by the 1920’s purpose built, zero lot line, multi residential
construction of 50m long (150 ft) York facarde. There is a difference in height, but not incongruous or
over bearing.

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com

BN: 75014 1129 GST: RT0001
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The Larch has been designed with a generous 22 ft setback on West 2 Ave, behind a screen of mature
tree and hedging, as opposed to 10’ as seen in The Wellington. The upper levels will be 5 ft setback
from the 4" floor and massing is further reduced by upper level balcony alcove of 5 ft. All along the
West PL the original Mountain Ash trees are maintained and at up to 30 ft they provide adequate

privacy and buffer, and further stepping away from this elevation make for a gradual contextual fit of
the new and old.

N mema r |

i

1645 West 5™ Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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Summary

The site and its use, couples with position and mature landscape afford us a unique opportunity to allow
a greater density for the benefit of moderate income families under this limited pilot policy. We have
designed a sensitive contextual residential building and believe there will be very little disturbance for
neighbours compared to some of the large events that the current St Marks, and all parking will be
within the building curtilage. The landscaping is key, and most of it will remain to continue the mature
boulevard of trees that are the character of the area providing backdrop and privacy.

Unit Mix by Level :

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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Unit Breakdown :

Additional Information :

Arborist Report (Next)
Architectural Drawing set

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001

11
City of Vancouver - FOI File # 2018-527 Page 410 of 494



Arborist Report

1645 West 5" Avenue Vancouver B.C. V6J 1N5 Tel: 604 376 7095 / 604 786 2868
sheridan@metricarchitects.com & scott@metricarchitects.com
BN: 75014 1129 GST: RT0001
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