CITY CLERK'S OFFICE
Access to Information & Privacy Division

File No.: 04-1000-20-2024-741

April 10, 2025

s.22(1)

Dear 522(1)

Re: Request for Access to Records under the Freedom of Information and Protection
of Privacy Act (the “Act”)

| am responding to your request of December 13, 2024 under the Freedom of Information and
Protection of Privacy Act for:

Record of the appraisal regarding sale of City land (a laneway), as referred to in
the report entitled “Closure and Sale of a Portion of Lane Adjacent to 906-982
West 18th Avenue and 907-969 West 19th Avenue” from the Regular Council
Meeting on May 7, 2024, https://council.vancouver.ca/20240507/documents/r7.pdf.
Date range: January 1, 2021 to December 13, 2024.

All responsive records are attached.

Under Part 5 of the Act, you may ask the Information & Privacy Commissioner to review any
matter related to the City’s response to your FOI request by writing to: Office of the Information
& Privacy Commissioner, info@oipc.bc.ca or by phoning 250-387-5629.

If you request a review, please provide the Commissioner’s office with: 1) the request number
(2024-741); 2) a copy of this letter; 3) a copy of your original request; and 4) detailed reasons
why you are seeking the review.

Yours truly,

Kevin Tuerlings, FOI Case Manager, for

[Signed by Kevin Tuerlings]

Cobi Falconer, MAS, MLIS, CIPP/C
Director, Access to Information & Privacy

City of Vancouver, CITY CLERK'S OFFICE
Access to Information and Privacy Division
453 West 12" Avenue

Vancouver, British Columbia V5Y 1V4 Canada
Tel: 3-1-1, Outside Vancouver 604-873-7000
Website: vancouver.ca



If you have any questions, please email us at foi@vancouver.ca and we will respond to you as
soon as possible. You may also contact 3-1-1 (604-873-7000) if you require accommodation or

do not have access to email.

Encl. (Response package)

pm
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City of Vancouver October 11, 2022
507 West Broadway File No. 2022-0692
Vancouver, BC V5Z OB4

Attention: Sarah Sutton

Dear Madam:

Re: Block 536, DL 472, Plan 8952, Vancouver, British Columbia

Pursuant to your request, we completed an appraisal analysis of the above real property and prepared
this report to summarize our analyses, opinions, and conclusions. As at September 20, 2022, we estimate
the market value of the fee simple interest at:

THREE MILLION THREE HUNDRED AND SEVENTY THOUSAND DOLLARS
$3,370,000

The above conclusion is subject to the Extraordinary Limiting Conditions, Extraordinary Assumptions and
Hypothetical Conditions on Page 7 of the report that follows.

Our opinions considered the research, data, and analyses in the report that follows, and are subject to the
assumptions and limiting conditions outlined in Appendix 1. Grover, Elliott & Co. Ltd. has prepared this
report at your request for the exclusive use of City of Vancouver (“the Client”). The intent of this report is
to provide the Client information to assist with sale negotiations; any use that a third party makes of this
report, or any reliance on or decisions to be made based on it are the responsibility of such third parties.
Grover Elliott & Co. Ltd. and our consultants accept no liability or responsibility for any damages that any
third party might suffer or incur because of the use of, reliance on, or any decisions made based on this
report.

Thank you for allowing us to be of assistance with this matter. If you have any questions or comments,
please contact our office.

Respectfully submitted,
GROVER, ELLIOTT & CO. LTD.
per:

Andrew Love, B.Comm., AACI, P.App
email: andrew.love@groverelliott.ca
direct: Andrew 604 638 3091

AL
Encl.
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SUMMARY

Location
The subject is located south of West 18" Avenue and north of West 19" Avenue, to the west of Laurel
Street and east of Oak Street, in the South Cambie neighbourhood of Vancouver, British Columbia.

The Site
The site is essentially rectangular with a site area of is 736.4 square metres, which equates to 7,927 square
feet, according to the sketch plan provided. A professional surveyor can verify this estimate.

Land Use Controls
Zoning Designation: RT-2, Two-Family Dwelling
Cambie Corridor Plan Designation: Unique Site (Larger Subject Site containing Subject)

Highest and Best Use

For residential purposes, pursuant to the applicable land use controls as per the rezoning approved in July
of 2022. We have been asked to ignore the rezoning and value the subject site based on its previous RT-
2 zoning, which restricts development to a maximum density of 0.75 FSR.

Effective Date of Value Estimation
September 20, 2022, the date of property inspection.

Valuation
$3,370,000

The above conclusion is subject to the Extraordinary Limiting Condition on Page 7 of this report.

2022-0692 1
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PART ONE — THE ASSIGNMENT

Instructions, Intended Use and Intended User

City of Vancouver requires information for the purposes of negotiation of the sale of the subject lane. We
have prepared this report in accordance with instructions obtained from Sarah Sutton, exclusively for City
of Vancouver. Our analyses, opinions, and conclusions are subject to the assumptions, limiting conditions
and disclosures provided herein.

We did not prepare this report in contemplation of any other use, for property assessment or tribunal
purposes, or for reliance by any other party. Absent our prior written agreement, which we may withhold,
we reserve the right to refuse any other assignment involving this report, and expressly deny responsibility
to third parties for any use.

Purpose of the Appraisal

The purpose of this report is to provide our estimate of the current market value of the fee simple interest
in the subject property as at September 20, 2022, the effective date of this valuation. An accepted
Canadian definition of market value is:

The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or
in precisely revealed terms, for which the specified property rights should sell after
reasonable exposure in a competitive market under all conditions requisite to a fair sale,
with the buyer and seller each acting prudently, knowledgeably, and for self-interest, and
assuming that neither is under undue duress. !

Implicit in this definition are the consummation of a sale as of the specified date and the
passing of title from seller to buyer under conditions whereby:

e Buyer and seller are typically motivated;

e Both parties are well informed or well advised, and acting in what they consider their
best interests;

e Areasonable time is allowed for exposure in the open market;

e Payment is made in terms of cash in Canadian dollars or in terms of financial
arrangements comparable thereto; and

e The price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated with
the sale.?

1 The Appraisal of Real Estate, Third Canadian Edition, ed. Dybvig, (University of British Columbia, Real Estate
Division, 2010), p. 2.8
2 Appraisal Institute of Canada — Practice Notes 2022: Appraisal Institute of Canada, 2022, (Ottawa, Ont.) 3.6.4.iv

2022-0692 4
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The fee simple estate is absolute ownership subject only to limitations imposed by the State; also called
a freehold. This is the most comprehensive form of ownership. It gives a "bundle of rights" that allows the
owner the right to use the property, to sell it, to lease it, to enter it, or to give it away. It also includes the
right to refuse to take any of these actions. A fee simple interest excludes existing financing and leases.

All property rights are subject to land use regulation, legal restrictions (e.g. a zoning ordinance) that
control the use to which land may be put; these may include controls established by restrictive covenants
or contained in redevelopment or urban renewal plans approved by local governing bodies. 3

Scope and Extent of Work

Our work on this assignment entailed:

e An inspection? of the property on September 20th, 2022. | took the photographs herein at that

time;

e areview of mapping provided by the City of Vancouver;

e areview of land use control information obtained from the City of Vancouver;

e areview of the reliance documents described herein;

e the investigation of relevant market activity, with sources including

the local real estate board,

Land Titles — through BC Online and BC Assessment,

commercial data services,

real estate agents, vendors and purchasers active in the market, and

our corporate real estate database; and

e avaluation and market analyses as described later herein.

Reliance Documents

Documents relied on for our analysis include:

e sketch plan showing proposed closure and sale of lane adjacent to lots within block 536 District
Lot 472, Plan 8952, completed by Engineering Service on November 19, 2021, with excerpts
reproduced herein and reproduced in full as an appendix;

Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal Institute), 2015; fee

simple, leased fee, leasehold, sublease.

The term “inspection” refers to our observation and reporting of the general material finishing and conditions

seen for the purposes of a standard appraisal inspection. The inspection scope of work includes the
identification of marketable characteristics/amenities offered for comparison and valuation purposes only, in
accordance with the Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP).

, 2022-0692 5
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Technical Investigations

We did not complete technical investigations such as:

a technical review of the utility servicing;

a site survey; No survey of the property has been made. Any sketch in this report shows
approximate dimensions and is included only to assist the reader of this report in visualizing
the property. It is unreasonable to rely on this report as an alternative to a survey, and an
accredited surveyor ought to be retained for such matters.

a review of the property tax valuations or classifications;
investigations into the bearing, percolation or other qualities of the soils;

investigations into the extent and value of subsurface oil, gas or mineral rights, or whether
the property is subject to surface entry by others for the exploration or removal of such
materials;

planning or engineering studies as necessary to examine the feasibility of alternate uses;
a market analysis to ascertain demand for the property;

an environmental review;

an archaeological survey;

a hydrological study;

research into the presence of sensitive species or protected habitat such as raptor nesting
sites;

investigations into title beyond those described herein; or

audit or professional review of financial, technical, and legal documents obtained or reviewed by
us in the course of this assignment.

Verification of Third-Party Information

The analysis set out in this report relied on written and verbal information obtained from a variety of

sources we considered reliable. Unless otherwise stated herein, we did not verify client-supplied

information, which we assumed to be correct. We reserve the right to review our valuation if the

information received from a third party is not accurate. Any party wishing to rely on this report should

confirm the source of any important information herein as well as the assumptions that underlie any

significant conclusion.

Type of Analysis

This narrative appraisal report of a current value opinion complies with the Canadian Uniform Standards

of Professional Practice of the Appraisal Institute of Canada. We have competence in this type of valuation

analysis and have valued this class of real property before.

, 2022-0692 6
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Extraordinary Limiting Conditions, Extraordinary Assumptions, and Hypothetical Conditions

An Extraordinary Limiting Conditions is defined as, “A necessary modification to, or exclusion of, a
Standard Rule which may diminish the reliability of the report.”>

An Extraordinary Assumption is defined as, “An assumption, directly related to a specific Assignment,
which, if found to be false, could materially alter the opinions or conclusions. Extraordinary Assumptions
presume uncertain information about or anticipated changes in: the physical, legal or economic
characteristics of the subject property; or about: conditions external to the subject property such as
market conditions or trends, or the integrity of data used in an analysis to be fact.”®

“Hypothetical Conditions are a specific type of an Extraordinary Assumption that presumes, as fact,
simulated but untrue information about physical, legal, or economic characteristics of the subject
property or external conditions, and are imposed for purposes of reasonable analysis.”” A Hypothetical
Condition requires an Extraordinary Assumption.

It is an Extraordinary Assumption of this report that the site area is 7,927 square feet. A professional
surveyor can verify this estimate.

5 CUSPAP 2022, 3.26
6 CUSPAP 2022, 3.25
7  CUSPAP 2022, 3.33
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PART TWO - FACTUAL DATA
IDENTIFICATION OF THE SUBJECT PROPERTY

Civic Address

The subject does not have an address and is located in the west side of the City of Vancouver, British
Columbia

Legal Description
lane adjacent to lots within block 536 District Lot 472, Plan 8952, Group 1, New Westminster District

Parcel Identifier

The subject does not have a PID.

Title Information and Encumbrances

The subject forms part of a lane that is not a legal parcel of land. Therefore, the site does not have a
registered title. The City of Vancouver is the beneficial owner.

Assessments & Taxes

Most of the object of this appraisal is a lane that is not a legal parcel of land, and the site does not have
an assessed value.

History & Use

Transactions

Canadian Uniform Standards of Professional Appraisal Practice of the Appraisal Institute of Canada require
investigation and consideration of transactions, agreements for sale, options and listings of the subject
property occurring prior to the effective date of the valuation. When a recent arm's length market
transaction has occurred compelling evidence of value arises, often requiring only an adjustment for
market conditions.

The object of this appraisal is part of a lane that is not a legal parcel of land. Therefore, there is not a
registered transfer history.

Actual and Historic Use

As at the date of inspection, the subject was utilized as green space. We are unaware of any prior uses.

) 2022-0692 Je 8
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THE SITE
Location

The subject is located south of West 18" Avenue and north of West 19" Avenue, to the west of Laurel
Street and east of Oak Street, in the South Cambie neighbourhood of Vancouver, British Columbia.

) 2022-0692 Je 9
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Shape and Size

According to a sketch plan showing the proposed closure and sale of lane adjacent to lots within block
536 District Lot 472, Plan 8952, the site is rectangular in shape with a site area of is 736.4 square metres,
which equates to 7,927 square feet. The sketch plan shows an area of 7,930 square feet, but there is no
conversion from 736.4 square metres that results in an area of 7,930 square feet. A professional surveyor

can verify this estimate.
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WEST 19TH AVENUE

Source: sketch plan showing proposed closure and sale of lane adjacent to lots within block 536 District Lot 472,
Plan 8952, City of Vancouver Engineering Services, November 19, 2021.

Topography
The site slopes down gently to the east and is roughly level and at grade with the adjacent road and
surrounding development. Topographical features are suitable for the present or alternative uses.

Soil Conditions

No one provided us with a soil survey for the subject site and we have not commissioned one. For the
objective of this report, we have assumed that the bearing, percolation and other characteristics of the
land are adequate to permit development under the present land use controls, without undue and costly

site preparation or engineering.

2022-0692 Je 10
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Other municipal policies exist for matters such as building codes, heritage, subdivision, parking, and
loading. Based on the information available to us the existing residential use of the property appears to
conform to the land use controls.

Other Controls
Municipal councils can change only some aspects of the land use controls that apply to certain properties.
Provincial, regional, and federal controls that also affect development include:

e environmental regulations,

e heritage policies,

e public health, building and fire codes, and

e highways and transit plans.

We obtained the information on land use controls contained in this report from the local government
website at the time of the valuation. We have not verified that the bylaw information on the website
reflects the current official documents, as it is not practical to obtain a consolidated official document. In
the event of material variance, our conclusions herein might need updating.

The mandate for this valuation did not require research into all of the land use regulations that possibly
apply. Further, existing land use controls do not always bind regulators, who can develop new policy and
rescind or modify existing land use policies. Municipal planning officials and independent planning
consultants can assist with specific questions on land use matters.

2022-0692 Je 17
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PART THREE — MARKET DATA, ANALYSES AND CONCLUSIONS
HIGHEST AND BEST USE

An accepted definition of highest and best use is:

The reasonably probable use of Real Property, that is physically possible, legally permissible,
financially feasible, and maximally productive, and that results in the highest value.’

The highest and best use of a property is an economic concept that measures the interaction of four
criteria: legal permissibility, physical possibility, financial feasibility, and maximum profitability. Estimating
the highest and best use of a property is a critical valuation component that provides the valuation context
within which market participants and appraisers select and analyze comparable market information.

An appraiser considers highest and best use of the property as if vacant separately from the highest and
best use of the property as improved. This is because the highest and best use of the site, as if vacant and
available for development determines the value of the land, even if the property’s existing improvement
does not represent the highest and best use of the site.

Vacant Land

An accepted definition of the highest and best use of land or a site is:

the use among all reasonable alternative uses that yields the highest present land value, after
payment for labour, capital and co-ordination. The conclusion assumes that the parcel of land
is vacant or can be made vacant by demolishing any improvements. 1

Zoning policies in place contemplate use of the property as residential, pursuant to the RT-2, Two-Family
Dwelling schedule. The larger subject parcel is designated as Unique Site in the Cambie Corridor Plan.
Changing the land use controls requires approval by municipal council of a rezoning. Given the nature of
development in the area and the pattern of municipal land use policy, it is likely that the municipality
would rezone the property to a use or density inconsistent with the subject’s RT-2 zoning.

In July of 2022, a rezoning application was approved for the subject site to allow for a 6-storey rental
building; a 6-storey condo building with a rooftop amenity and a childcare space on the ground floor;
seven 3- to 4-storey townhome buildings. The zoning changed from RT-2 (Residential) to CD-1
(Comprehensive Development) District. The proposal included 208 total units consisting of 58
townhouses; 51 market strata residential units; and 99 secured rental units (with 25% of the proposed
residential floor area at below-market rates); a floor area of 19,076 sq. m (205,333 sq. ft.); a floor space
ratio (FSR) of 1.89 and building heights ranging from 11.5 m (37.6 ft.) to 25 m (82.5 ft.).

9 CUSPAP 2022, 3.32
10 CUSPAP 2018, 2.26
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For the purposes of our analysis, we have assumed that the non-financial title limitations do not restrict
use of the site beyond the constraints of the land use controls.

Over the market cycle, market values and rents for residential properties in the neighbourhood are
sufficient to retire the cost of construction, adequately compensate the developer and provide a positive
return to the underlying land.

The site size, utility servicing, exposure, and topography generally suit the requirements of development.
Based on the surrounding development pattern we have assumed that soil conditions could support
development as contemplated under the land use controls without undue or costly site preparation.

In our opinion, the optimal improvement of the site would entail a residential development according to
the approved rezoning.

Consequently, we conclude that highest and best use of the site, as if vacant and available, entails
development pursuant to the applicable land use controls, and as market conditions permit.

Conclusion

Based on the above, the highest and best use of the property is for residential purposes, pursuant to the
applicable land use controls as per the rezoning approved in July of 2022.

| have been asked to ignore the rezoning and value the subject site based on its previous RT-2 zoning,
which restricts development to a maximum density of 0.75 FSR.

2022-0692 Je 19
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INTRODUCTION TO VALUATION

The mandate for this valuation entails an estimate of market value to aid with the negotiation of a sale. |
have been asked to ignore the rezoning of the larger subject property and value the subject site based on
its previous RT-2 zoning, which restricts development to a maximum density of 0.75 FSR.

Land Value
An appraiser may value land that is vacant and available for development in various ways:

1) Direct comparison
2) Allocation
3) Extraction
4) Income capitalization, divided into two direct capitalization techniques:
a. Land residual technique, and
b. Ground rent capitalization
5) Two yield capitalization techniques:
a. Discounted cash flow analysis (also called ‘subdivision development’ and ‘land residual’
analysis), and
b. Leased fee/leasehold valuation

Direct comparison relates current market activity to the site being valued. Allocation, employed when
comparable sales evidence is scarce, relies upon a typical land-value-to-property-value ratio. Extraction,
a variety of abstraction, deducts the depreciated value of the buildings from a sale price to show vacant
land value. The direct capitalization techniques entail the capitalization of income from a single year of
property operation. Land residual allocates net revenue from an improved property into its component
parts of first, the building, with the residual to the land. Ground rent capitalization converts net lease
payments into capital value. The yield capitalization technique explicitly recognizes time-value-of-money
considerations. Subdivision development applies to undeveloped acreage where a potential urban
development represents the highest and best use of the land. The analysis considers cash flows over the
construction and the marketing stages.

Direct Comparison Approach

Where sufficient data are available, marketplace participants commonly employ direct comparison to
value land as if vacant and available for development. This technique entails a comparative analysis of
transactions involving essentially similar properties and market conditions. We surveyed the City of
Vancouver for evidence of recent sales, listings, or offers to purchase on properties that provide useful
benchmarks of value for the subject property, emphasizing recent transactions that are similar with
respect to:

e highest and best use,
e size and shape,
e land use controls, and

e |ocation.

2022-0692 Je 20
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In analyzing hundreds of RT zoned sites, it became evident that the value of the improvements often
exceeds the value added from additional development potential possible from the Secured Rental Policy

for Low-Density Transition Areas or relevant Local Area Plan.

Data found include those set out below:
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2107 Macdonald St

Sales Index 1

Sale Information

Sale Date 6/18/2020

Transaction Status Closed

Sale Price $1,208,888 $504.54 /SF Land
Property

Land Area 0.055 Acres (2,396 SF)

Number of Parcels 1

Zoning RT-7

2107 Macdonald St

Vancouver, BC V6K 3Y3 Scrap Car Removal
Vaacouver

County o s
Metro Vancouver i

i)

©
PID 5
008-853-479 Google Map data ©2022 G
Remarks

Vacant lot on the west side of Macdonald Street in the Kitsilano
neighbourhood of Vancouver.
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691 East 29th Avenue & 4485

Fraser St
Sales Index 2

Sale Information

Sale Date 11/17/2020

Transaction Status Closed

Sale Price $3,950,000 $490.14 /SF Land
Property

Land Area 0.185 Acres (8,059 SF)

Number of Parcels 1

Zoning RT-2

691 East 29th Avenue &
4485 Fraser St
Vancouver, BC V5V 4G6

o

Dean's No Frills

County
Metro Vancouver

PID Google Map data ©2022 G
014-809-729, 014-809-711

Remarks

A two-lot assembly located on the west side of Fraser Street,
north of East 29th Avenue in Vancouver. At the time of sale the
property was improved with two single family detached dwellings.

2022-0692 Je 25
City of Vancouver - FOI 2024-741 - Pade 28 of 57



3728 W 16th Ave

Sales Index 3

Sale Information

Seller 1034153 BC LTD
Sale Date 3/10/2021
Transaction Status ~ Closed
Sale Price $1,960,000
$539.94 /SF
Land
Marketing Time 2 days
Property
Land Area 0.0833 Acres (3,630 SF)
Number of Parcels 1
Zoning RT-2

3728 W 16th Ave w

Vancouver, BC V6R 3C4

County
Metro Vancouver

PID W 17th Ave

1S Angybiy

=) Cheapskates
Sporfoqoods store

011-633-794 oogle  pap data ©2022 Google

Remarks

Located on the south side of West
16% Avenue, west Dunbar Street in
Vancouver. The property was
marketed as a building lot.

2022-0692
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2927 Kingsway

Sales Index 4

Sale Information

Sale Date 5/14/2021

Transaction Status Closed

Sale Price $3,000,000  $378.17 /SF Land
Property

Land Area 0.1821 Acres (7,933 SF)

Number of Parcels 1

Zoning RT-2

2927 Kingsway
Vancouver, BC V5R 5J2

:owise Cann:

County

Metro Vancouver <
PID Chevron-Rypert Healt
011-804-033 Google Map data ©2022 G
Remarks

Located on the north side of Kingsway in Vancouver. The property
is improved with one single family dwelling.
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2715 W 16th Ave

Sales Index 5

Sale Information

Seller Named Individual

Sale Date 6/11/2021

Transaction Status Closed

Sale Price $1,930,000  $479.38 /SF Land
Marketing Time 1 days

Property

Land Area 0.0924 Acres (4,026 SF)

Number of Parcels 1

Zoning RT-2

Shape Generally Rectangular

2715 W 16th Ave
DE-CLEAN
Vancouver, BC V6K 3C3 CLEANING SERVICES

County 9 o

Metro Vancouver

PID
011-180-862 Googley 1vap dstac2022 6

Remarks

Sale of a 4,026 square foot property located on the north side of
West 16™ Avenue. The property is improved with a single family
detached dwelling built in 1928 that was sold as is.
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441 & 449 E Pender St

Sales Index 6

Sale Information

Sale Date

Transaction Status

6/21/2021
Closed

Sale Price $3,350,000  $366.12 /SF Land
Property
Land Area 0.2101 Acres (9,150 SF)

Number of Parcels

Zoning

1
RT-3

441 & 449 E Pender St
Vancouver, BC V6A 1V2

County @

Metro Vancouver Disability Clu
Benevolent Sociel
PID ' o |

015-578-763,015-578-747, Go gle Map data ©2022 G
015-578-739

Remarks

:Located on the south side of East Pender Street in Vancouver. At
the time of sale the property was vacant and unimproved.
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2900, 2916 & 2926 Fraser St

Sales Index 7

Sale Information

Sale Date 8/20/2021

Transaction Status Closed

Sale Price $6,170,000 $428.59 /SF Land
Property

Land Area 0.3305 Acres (14,396 SF)
Number of Parcels 1

Zoning RT-5

2900, 2916 & 2926 Fraser St
Vancouver, BC V5T 3W1 E 13th Ave

County o

Metro Vancouver @ (=
PID B

009-232-711,009-232-788, Go gle Map data ©2022 G
014-866-12

Remarks

A three-lot assembly located on the southeast corner of Fraser
Street and East 13th Avenue. Each property was improved with a
single family detached dwelling.
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775 W 42nd Ave

Sales Index 8

Sale Information

Sale Date 9/15/2021

Transaction Status Closed

Sale Price $4,230,000 $505.74 /SF Land
Property

Land Area 0.192 Acres (8,364 SF)

Number of Parcels 1

Zoning RT-1

775 W 42nd Ave King David High Sct
Vancouver, BC V5Z 2N8

County e

Metro Vancouver

oD W 42nd Ave
009-309-845 Google Map data ©2022 G
Remarks

Located on the south side of West 42nd Avenue in Vancouver.
The property is improved with one single family dwelling.
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2070 W 14th Ave

Sales Index 9

Sale Information

Sale Date 11/5/2021

Transaction Status Closed

Sale Price $3,478,000 $556.48 /SF Land
Property

Land Area 0.1435 Acres (6,250 SF)

Number of Parcels 1

Zoning RT-8

2070 W 14th Ave |

Vancouver, BC V6J 2K4
ol
Ridggsental

County

Metro Vancouver El

PID L

013-268-511 Godgle Map data ©2022 G
Remarks

Located on the south side of West 14th Avenue in Vancouver. At
the time of sale the property was vacant and unimproved.,
improved with one single family detached dwelling.
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1006 West 37th Avenue & 5327-

5475 Oak Street

Sales Index 10

Sale Information

Sale Date 12/16/2021

Transaction Status Closed

Sale Price $34,650,00 $549.56 /SF Land
0

Marketing Time 248 days

Property

Land Area 1.4474 Acres (63,050 SF)

Number of Parcels
Zoning

Proposed Land Use

1
RT-1

Townhouse within the Cambie
Corridor Plan

1006 West 37th Avenue &
5327-5475 Oak Street =

Vancouver, BC V6M
Keepsa k(@fents
-

County w
Shaughnessy =
EO

PID Google Map data ©2022 G
009-003-649, 009-003-631,
009-003-622, 016-914-368,
016-914-376, 005-264-511,
004-076-621, 009-003-592

Confirmation

Date 6/3/2021

Remarks

A seven-lot assembly located on the southwest corner of West
37th Avenue and Oak Street. On June 11, 2021, the City received a
rezoning application for the assembly, proposing a zoning change
from RT-1 (Two Family Dwelling) District to RM-8AN (Multiple
Dwelling) District, for stack townhouse development up to three
storeys with a maximum FSR of 1.2.
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129 W 11th Ave

Sales Index 11

Sale Information

Sale Date 4/2/2022

Transaction Status Closed

Sale Price $3,600,000 $597.21 /SF Land
Property

Land Area 0.1384 Acres (6,028 SF)

Number of Parcels 1

Zoning RT-6

129 W 11th Ave v

Vancouver, BC V5Y 158 Must Loy
Dogs Dog Cal

Y

County

Metro Vancouver Matth

PID W 11th Ave

031-411-371 Google Map data ©2022 G

Remarks

Located on the north side of West 11th Avenue in Vancouver. The
property is improved with one single family dwelling.
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The market evidence assembled relates to a variety of residential development sites in Vancouver. Site
sizes for the sales indices range from 2,396 to 63,050 square feet and the sales occurred between June
2020 and April 2022. The sales all have an RT Two-Family Dwelling zoning. The sales indicated rates in the
range of $366 to $597 per square foot of site area.

Time Adjustment

The scatterplot below plots the rate per square foot of site area for the sales indices. The chart suggests
that rates were increasing over the period leading up to the effective date. The R-squared value indicated
by the relationship between the rates per square foot of site area versus the date of sale as shown in the
chart below is 0.0947, which indicates that date of sale explains 9.47% of the variability in the rate. This is
considered a weak correlation!!. However, removing the Indices 9 and 11 designated for higher density
according to the Broadway Plan results in an indication that rates have been flat over the period leading
up to the effective date as shown in the scatterplot on the following page.

5650 -

$600 *
5550 r *s

3500 * r BZ = 0.0847
5450

*

5400
5350
5300
%250
5200

*e

5150 T T T T 1
Dec-19 Jun-20 lan-21 Jul-21 Feh-22 Aug-22

The R-squared value indicated by the relationship between the rates per square foot of site area versus
the date of sale as shown in the chart below is 0.0042, which indicates that date of sale explains 0.42% of
the variability in the rate. This is considered a weak near zero correlation and | have not made adjustments
for market conditions.

11 The R? value is a measure of the strength and direction of linear relationships between two variables, ranging from -1 for a
perfect negative/inverse relationship and 1 for a perfect positive/direct relationship; an R2 valued near zero indicates random or
very little relationship between the two variables.
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Adjustment for Improvements

| have attempted to utilize vacant sites or those with minimal improvements; however, nearly all RT zoned
sites are improved. Therefore, | have deducted the assessed value of the improvements as reported by
BC Assessment as of the year of the respective sales. While the sites have mostly been purchased for
development or redevelopment, improvements provide for holding income. The following table presents

the adjusted sales prices after deducting the value of the improvements.

$/ Sq. A\f;f::f Adjusted

Address (Vancouver) Sale Date Price ($) Ft. of $/ Sq. Ft.

Land Improve of Land

ments
1 2107 Macdonald Street 2020-06-18 51,208,888 2,396  $505 Vacant $505
2 691 East 29th Avenue & 4485 Fraser Street  2020-11-17 $3,950,000 8,059 $490 $100,700 S478
3 3728 West 16th Avenue 2021-03-10 $1,960,000 3,630 5540 524,000 5533
4 2927 Kingsway 2021-05-14 $3,000,000 7,933 $378 S30,100  $374
5 2715 West 16th Avenue 2021-06-11 51,930,000 4,026 $479 531,100 5472
6 441 & 449 East Pender Street 2021-06-21 $3,350,000 9,150 5366 Vacant 5366
7 2900, 2916 & 2926 Fraser Street 2021-08-20 56,170,000 14,396 5429 552,300 $425
8 775 West 42nd Avenue 2021-09-15 54,230,000 8,364 5506 525,000 5503
9 2070 West 14th Avenue 2021-11-05 53,478,000 6,250 S$556 560,200 $547
10 1006 West 37th Ave. & 5327-5475 Oak 5t. 2021-12-16 $34,650,000 63,050 $550 5$352,000 5544
11 129 West 11th Avenue 2022-04-02 53,600,000 6,028 5597 590,600 5582
Subject 7,920

Minimum $1,208,888 2,396 $366 $366
Median $3,478,000 7,933 $505 $503
Average $6,138,808 12,117 $491 $484
Maximum 534,650,000 63,050 $597 $582

Indices 9 and 11 are clear upper limits at adjusted rates of $547 and $582 per square foot of site area,
respectively, as they are designated for 3 to 6 storeys and a density of 1.0 to 2.7 FSR within the Broadway
Plan. Indices 8 and 10 are also upper limits at adjusted rates of $503 and $544 per square foot of site
area, respectively as they are designated Townhouse within Phase 3 of the Cambie Corridor Plan
permitting a density of 1.2 FSR.

Indices 4 and 6 are lower limits at an adjusted rate of $374 per square foot of site area for Index 4 and
$366 per square foot for the vacant Index 6 due to their inferior East Vancouver locations.

Indices 1, 2, 3 and 5 are upper limits in the range of $472 to $533 per square foot as they are located
within the City’s Secured Rental Policy for Low-Density Transition Areas, which allows for rezonings to
higher density built forms.

Index 7 is also located within the City’s Secured Rental Policy for Low-Density Transition Areas, but it has
an inferior East Vancouver location making it a reasonable comparison for the subject at an adjusted rate
of $425 per square foot of site area.

_ 2022-0692 Je 38
City of Vancouver - FOI 2024-741 - Pade 41 of 57



There were no sales in 2021 or 2022 of RT zoned properties located in the west side of Vancouver that
sold below the rate of $425 per square foot of site area shown by Index 7 according to my extensive
research from MLS sales, BC Assessment reported sales and Altus and Commercial Edge sales databases.

The forgoing analysis shows that the applicable rate for the subject is similar to the rate of $425 per square
foot indicated by Index 7, below the rate of $472 per square foot shown by Index 5 and above the rate of
$374 per square foot indicated by Index 4. Based on the information above, considering the subject’s
location and redevelopment potential, an appropriate rate per square foot of site area is estimated to be
in the range of $400 to $450 per square foot of site area. The subject site is balanced by its strong west
side location and being outside of the City’s Secured Rental Policy for Low-Density Transition Areas. |
conclude at a rate of $425 per square foot, which results in the following indication of value:

Site Area (SF) 7,927
S/SF $425
Market Value $3,368,975
Rounded to:  $3,370,000

Exposure Time - Land

Exposure time is the time a property remains on the market. In an appraisal, the term means the
“estimated length of time the property interest being appraised would have been offered on the market
before the hypothetical consummation of a sale at the estimated value on the Effective Date of the
appraisal.”*?> An opinion of exposure time is a retrospective estimate that has its basis in an analysis of
past events assuming a competitive and open market.

The exposure period occurs immediately before the effective date of the valuation. The concept of
reasonable exposure time encompasses not only adequate, sufficient, and reasonable time, but also
adequate, sufficient, and reasonable marketing effort. Exposure time is different for various types of real
estate and value ranges and under various market conditions.

In our view, the subject property ought to trade within a time typical for its market. This exposure time
ranged from 1 to 248 days for the sales indices. This time estimate assumes no known or suspected
defects, reasonable pricing and professional marketing. It does not include the time for normal due
diligence, nor the closing time after an agreement in principle.

12 CUSPAP 2022, 3.23
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CERTIFICATION
Re: Block 536, DL 472, Plan 8952, Vancouver, British Columbia

| certify, except as otherwise noted in the preceding analysis, to the best of our knowledge and belief:

The statements of fact contained in this report are true and correct.

The reported analyses, opinions and conclusions are limited only by the reported assumptions
and limiting conditions, and are my personal, impartial and unbiased professional analyses,
opinions and conclusions.

| have no present or prospective interest or bias in the subject property, and no personal interest
or bias with respect to the parties involved.

My engagement in and compensation for this assignment were not contingent upon developing
or reporting predetermined results, the amount of the value estimate, or a conclusion favouring
the client.

My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Canadian Uniform Standards of Professional appraisal Practise and IVS.

| have the knowledge and experience to complete this assignment competently.

As of the date of this report, the undersigned is a member in good standing of the Appraisal
Institute of Canada and has fulfilled the requirements of that organization’s Continuing
Professional Development Program.

No one provided significant professional assistance to the persons signing this report.

The undersigned personally inspected the subject property on September 20th, 2022.

Based upon the data, analyses and conclusions contained herein, the market value of the fee simple
interest in the property described, as at September 20, 2022, is estimated as follows:

THREE MILLION THREE HUNDRED AND SEVENTY THOUSAND DOLLARS
$3,370,000

The above conclusion is subject to the Extraordinary Limiting Conditions, Extraordinary

Assumptions and Hypothetical Conditions on Page 7 of this report.

Andrew Love, B.Comm., AACI, P.App
GROVER, ELLIOTT & CO. LTD.
October 11, 2022
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ADDENDA
APPENDIX 1 - ASSUMPTIONS & LIMITING CONDITIONS

This report is prepared only for the client and authorized users specifically identified in this report and
only for the specific use identified herein. No other person may rely on this report or any part of this
report without first obtaining consent from the client and written authorization from the authors, even
where the report is for financing purposes. Liability is expressly denied to any other person and,
accordingly, no responsibility is accepted for any damage suffered by any other person as a result of
decisions made or actions taken based on this report. Liability is expressly denied for any unauthorized
user or for anyone who uses this report for any use not specifically identified in this report. Payment of
the appraisal fee has no effect on liability. Reliance on this report without authorization or for an
unauthorized use is unreasonable.

The basis of the opinions and estimates herein is information gathered from various sources considered
reliable and believed to be correct.

We have included images, plans, and sketches for visual reference only. We cannot assume responsibility
for the accuracy of such illustrations where the basis was third party sources. Images obtained from third
party sources such as Google Earth might not be current.

The economic conditions and outlook current at the date of valuation form the basis of our opinions and
conclusion of value. Because market conditions, including economic, social, and political factors change
rapidly, and, on occasion, without warning, it could be misleading to rely on the market value estimate
expressed herein as of any other date except with the further advice from this firm, for which advice we
will accept no responsibility unless made formally and confirmed in writing.

We undertook no investigation with the local zoning office, the fire department, the building inspector,
the health department or any other government regulatory agency except as expressly described in this
report. The subject property must comply with such government regulations. Any noncompliance may
affect market value.

Verification of compliance with governmental regulations, bylaws or statutes is outside the scope of work
and expertise of the appraiser. Any information provided by the appraiser is for informational purposes
only and any reliance is unreasonable. Any information provided by the appraiser does not negate the
need to retain an appropriately qualified professional to determine government regulation compliance.

Underlying our analysis and conclusions is the assumption that no hidden or unapparent conditions of the
property affect potential use or development. To confirm this assumption, we recommend due diligence
investigations into applicable physical and regulatory matters, and on request will assist the intended user
identify the particular requirements for this property with the intended user.
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Unless otherwise stated in this report, the author has no knowledge of any hidden or unapparent
conditions (including, but not limited to: its soils, etc.) of/on the subject property or of/on a neighbouring
property that could affect the value of the subject property. It has been assumed that there are no such
conditions. Any such conditions that were visibly apparent at the time of inspection or that became
apparent during the normal research involved in completing the report have been noted in the report.
This report should not be construed as an environmental audit or detailed property condition report, as
such reporting is beyond the scope of this report and/or the qualifications of the author. The author makes
no guarantees or warranties, express or implied, regarding the condition of the property, and will not be
responsible for any such conditions that do exist or for any engineering or testing that might be required
to discover whether such conditions exist. The bearing capacity of the soil is assumed to be adequate.

The author is not qualified to comment on detrimental environmental, chemical or biological conditions
that may affect the market value of the property appraised, including but not limited to pollution or
contamination of land, buildings, water, groundwater or air which may include but are not limited to
moulds and mildews or the conditions that may give rise to either. Any such conditions that were visibly
apparent at the time of inspection or that became apparent during the normal research involved in
completing the report have been noted in the report. It is an assumption of this report that the property
complies with all regulatory requirements concerning environmental, chemical and biological matters,
and it is assumed that the property is free of any detrimental environmental, chemical legal and biological
conditions that may affect the market value of the property appraised. If a party relying on this report
requires information about or an assessment of detrimental environmental, chemical or biological
conditions that may impact the value conclusion herein, that party is advised to retain an expert qualified
in such matters. The author expressly denies any legal liability related to the effect of detrimental
environmental, chemical or biological matters on the market value of the property.

Except as this report specifically notes otherwise, our conclusions presume that the appraised property is
free and clear of all liens or encumbrances and is capable of attracting normal mortgage financing. Our
valuation does not consider the cost to retire the mortgage obligation.

Our report assumes that adequate financing and fire, peril and liability insurance are available to cover
any reasonable use of the property, at costs and terms that have been typical over the years.

The liability of Grover, Elliott & Co. Ltd. for a claim related to professional service provided pursuant to
this service in either contract negligent misrepresentation or tort, including the owner’s, officers,
employees or subcontractors of the firm is limited to the extent that such liability is covered by the
Appraisal Institute of Canada’s errors and omissions insurance in effect from time to time, which is
available to indemnify the company and its appraisers at the time the claim is made and not more than
two years after the services are rendered. If a claim of liability is made against the appraiser and Grover,
Elliott & Co. Ltd. pursuant to this report, the client and the authorized users of this report agree to limit
the claim to a maximum of $2,000,000. We do not agree to any other indemnifications.

No one should rely on this report in any context other than that in which we present it. Use in excerpted
or partial form could mislead.
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This appraisal report and its content, and all attachments and their content are the property of the author
who has signed the report. Grover, Elliott & Co. Ltd. reserves all copyrights related to this report, the
analysis, opinions and conclusions of which the client or the appraiser may consider confidential.
Possession of this report, or a copy of it, does not carry the right to reproduction or publication, in full or
in part, nor of distribution beyond that necessary for the stated intended user to achieve the stated
intended use. Only the identified intended user and those who obtain prior written consent can use this
report, and only for its stated purpose. Reliance by any other user requires our prior written consent,
which we have no obligation to provide. No one can use this report for any other purpose without our
prior written consent. Exceptions exist for due process of law and for confidential review by the
professional associations to which the authors belong.

This report, its content and all attachments/addendums and their content are the property of the author.
The client, authorized users and any appraisal facilitator are prohibited, strictly forbidden, and no
permission is expressly or implicitly granted or deemed to be granted, to modify, alter, merge, publish (in
whole or in part) screen scrape, database scrape, exploit, reproduce, decompile, reassemble or participate
in any other activity intended to separate, collect, store, reorganize, scan, copy, manipulate electronically,
digitally, manually or by any other means whatsoever this appraisal report, addendum, all attachments
and the data contained within for any commercial, or other, use.

The contents of this report are confidential and will not be disclosed by the author to any party except as
provided for by the provisions of the CUSPAP and/or when properly entered into evidence of a duly
qualified judicial or quasi-judicial body. The author acknowledges that the information collected herein
is personal and confidential and shall not use or disclose the contents of this report except as provided
for in the provisions of the CUSPAP and in accordance with the author’s privacy policy. The client agrees
that in accepting this report, it shall maintain the confidentiality and privacy of any personal information
contained herein and shall comply in all material respects with the contents of the author's privacy policy
and in accordance with the PIPEDA.

This report is completed on the basis that testimony or appearance in court concerning this report is not
required unless specific arrangements to do so have been made beforehand. Such arrangements will
include, but not necessarily be limited to: adequate time to review the report and related data, and the
provision of appropriate compensation.

This report is valid only if it bears the original signature of the author.

We cannot monitor changes to our reports once they leave our office, nor can we prevent changes,
additions, or deletions in copies of our reports. If transmitted electronically, this report will have been
digitally signed. Due to the possibility of digital modification, only originally signed reports and those
reports sent directly by the author can be reasonably relied upon.
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The author will not be responsible for matters of a legal nature that affect either the property being
appraised or the title to it. The property is appraised on the basis of it being under responsible ownership.
No registry office search has been performed and the author assumes that the title is good and marketable
and free and clear of all encumbrances. Matters of a legal nature, including confirming who holds legal
title to the appraised property or any portion of the appraised property, are outside the scope of work
and expertise of the appraiser. Any information regarding the identity of a property’s owner or identifying
the property owned by the listed client and/or applicant provided by the appraiser is for informational
purposes only and any reliance on such information is unreasonable. Any information provided by the
appraiser does not constitute any title confirmation. Any information provided does not negate the need
to retain a real estate lawyer, surveyor or other appropriate experts to verify matters of ownership and/or
title.

The author has agreed to enter into the assignment as requested by the client named in this report for
the use specified by the client, which is stated in this report. The client has agreed that the performance
of this report and the format are appropriate for the intended use.

The analyses set out in this report relied on written and verbal information obtained from a variety of
sources the author considered reliable. Unless otherwise stated herein, the author did not verify client-
supplied information, which the author believed to be correct.
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APPENDIX 3 - ZONING EXCERPT

RT-2 District Schedule

1 Intent

The intent of this Schedule is to pernut two-family dwellings and to conditicnally permit, in
some instances, low density mmltiple-family housing.

2 Outright Approval Uses

21 Subject to all other provisions of this By-law, and to compliance with the regulations of this
Schedule, the uses listed in section 2.2 shall be permitted in this District and shall be issued a

permit.
22 Uses
22A e« Accessory Buildings customarily ancillary to any of the uses listed in this Schedule,

provided that:

{a) no accessory building exceeds 3.7 m in height measured to the highest point of the
roof if a flat roof, to the deck lme of 2 mansard roof or fo the mean height level
between the eaves and the ridge of a gable, hup or gambrel roof, provided that no
portion of an accessory building may exceed 4.6 m in height;

(b} all accessory bwuldings are located m the rear yard and in no case are less than
3.1 m from the ultimate centre line of any rear or flanking lane and less than 1.5 m
from a flanking street, subject alse to the provisions of section 1027 of this
By-law:

{c) the total floor area, measured to the extreme outer limits of the building, of all
accessory buildings is not greater than 35 percent of the minimum rear yard
prescribed in this Schedule, or 48 m®, whichever is the greater;

{d} not more than 20 percent of the width of the rear yard of any lot i3 occcupied by
accessory bulldings.

*  Accessory Uses customanly ancillary to any of the uses listed m this section.

12DW [Dwelling]
*  Multiple Conversion Dwelling, provided that:

(a) noadditions shall be 1tted;

(b} nohousekeeping or sleeping units shall be created;

{c) the number of dwelling units 1s limited to two; and

(d) no development permit shall be issued unfil the requisite permits required by other
by-laws that relate to design, construction and safety of buildings are issuable.

®  One-Family Dwelling.
*  Two-Family Dwelling.

221 [Institutional]
*  Commmmity Care Facility — Class A, subject to the regulations, vanations, and relaxations
that apply to a one-family dwelling.
City of Vansouver RT-2
Zaning and Develspment By-law 1 July 2020
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3 Conditional Approval Uses

3l Subject to all other provisions of this By-law, the Director of Planning may approve any of the
uses listed in section 3.2 of this Schedule, with or without conditions, provided that the Director
of Planning first considers:

(a) the intent of this Schedule and all applicable Council policies and guidelines; and
(b)  the submission of any advisory group, property owner or temant.

3.2 Uses

32A . Accessory Buildings customarily ancillary to any of the nses listed in this Schedule, other
than as provided for in section 2.2_A of this Schedule.
®  Accessory Uses customanly ancillary to any of the uses listed m this section.

3J2AG [Agncultural]
- Urban Farm - Class A

jxc [Cultural and Fecreaticnal]

®  Club, provided that no commercial activities are camed on and the use does not
adversely impact adjacent residential premises.

. Community Centre or Neighbourhood House.

®  Library in conjunction with a Community Centre.

*  Park or Playground.

32D e  Deposition or extraction of matenal so as to alter the configuration of the land.

32DW  [Dwelling]

*  Dwelling Units in mnﬁrﬁon with a Neighbourhood Grocery Store.
s Multiple Conversion Dwelling, resulting from the conversion of a building existing as of

June 18, 1936, provided that:

(a) before making a decision the Director of Planni]:g shall consider the quality and
livability of the resulting umits, the suitability of the building for conversion in
terms of age and size, and the effect of the conversion on adjacent properties and
the character of the area; and

(b}  where the Multiple Conversion Diwelling will contain moere than two uwmits, bulding
additions shall not be pernutted.

*  Multiple Dwelling.
One-Family Dwelling with Secondary Suite.
. Seniors Supportive or Assisted Housing.

321 [Institutional]

Ambulance.

Child Day Care Facihity.

Church.

Hospital.

Public Authonity Use essential m this District.
School - Elementary or Secondary.
Community Care Facility — Class B.

Group Residence.

City of Vansauver RT-2
Zaning and Develspment By-law 2 Febriary 2021
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4.5 Side Yards

451 A side yard with a minimum width of 10 percent of the width of the site shall be provided on
each side of the building, except that it need not be more than 1.5 m m width.

4572 In the case of a comer site which has located at its rear, with or without the intervention of a
lane, a site which fronts on the street flanking the comer site, the exterior side yard shall be
regulated by the provisions of section 10.27 of this By-law.

453 For a multiple dwelling, a side yard with a mimimum width of 2.1 m shall be provided on each
side of any principal building, but the minimum width shall be increased so that the outer walls
of the buillding are contained within a 135 degree angle extended homizontally and measured
mwardly from any and all points on the side property lines.

4.6 Rear Yard

46.1 A rear vard with a muninmm depth of 10.7 m shall be provided. except that where the rear of
the site abuts a lane, this required minimum depth shall be decreased by the lane width between
the rear property line and the ultimate centre line of the lane.

462 In the case of a site having an average depth of less than 36.3 m, the required rear yard may be
reduced in accordance with section 10.29 of this By-law.

463 Where a bulding line has been established pursuant to the provisions of section 142, such
building line shall be deemed to be the southerly boundary of any regjlijred rear yard on lands
described m “Plan A™ of Part IIT of Schedule E to this By-law, notwithstanding any dimension
contained herein.

4.7 Floor Space Ratio

471 The floor space ratio shall not exceed .60, except for nmltiple dwel]jjags OT SeIIOTS SUpporive
or assisted housing in which case the floor space ratio shall not exceed 0.73.

472 The followmg shall be included in the computation of floor space ratio:

(a) all floors, including earthen floor. to be measured to the extreme outer limits of the
building; and

(b)  stairways, fire escapes, elevator shafts and other features which the Director of Planning
considers similar, to be measured by their gross cross-sectional areas and included in the
measurements for each floor at which they are located; and

(c) the floor area of bay windows, regm%less of seat height lecation on buwlding or
relationship to yard setbacks, in excess of the product of the total floor area pernutted
above the basement times 0.01.

473 The following shall be excluded in the computation of floor space ratio:

(a) balcomies and decks and any other appurtenances which, in the opinion of the Director of
Planning, are similar to the forgoing, provided that the total area of these exclusions does
not exceed 8%: of the floor area being provided;

(b) patios and roof decks, provided that the Director of Planning first considers the effect on
privacy and overlook;
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() where floors are used for off-street parking and loading, the taking on or discharging of
passengers, bicycle storage in mmiltiple conversion dwellings contaming 3 or more units
of in mmltiple dwellings or uses which in the opinion of the Director of Planning are
similar to the foregoing, those floors or portions thereof so used, which:

(i)  are at or below the base surface, provided that the mamimum exclusion for a
parking space shall not exceed 7.3 m in length; or

(i) are above the base surface and where developed as off-strest f{rarking are located in
an accessory building situated in the rear yard. prowvided that the maximum
exclusion for a parking space shall not exceed 7.3 min )

(d) chald dd:&' care facilities to a maximum floor area of 10 percent of the permutted floor area,
provided the Director of Planming, on the advice of the Dhrector of Social Planning, 1s
satisfied that there 15 a need for a day care facihity m the immediate neighbourhood;

(e} areas of undeveloped floors which are located
(i)  above the highest storey or half-storey and to which there is no permanent means

of access other than a hatch; or
(u) adjacent to a storey or halfstorey with a ceiling height of less than 1.J m;
(f)  floors located at or below finished grade with a ceiling height of less than 1.2 m;
(g) entries, porches and verandahs. and covered porches above the first storey, provided that:
(1)  the side facing the street or rear property line is open or protected by guards that do
not exceed the required minimum height, and

(i) the total area being excluded, when combimed with the balcony and deck
exclusions mmder subsection 4.7.3(z), does not exceed 13% of the floor area being
provided; and

(h) unconditioned floor areas with a ceiling height or height to the underside of joists of less
than 2.0 m, located below the floors of entries, porches and verandahs complying with
subsection 4.7.3(g), to which there is no access from the interior of the building.

4.8 Site Coverage
481 The maximum site coverage for bulldings shall be 45 percent of the site area.

482 For the purpose of this section, site coverage for buildings shall be based on the projected area
of the outside of the outermost walls of all buildings and includes carports, but excludes staps,
eaves, balcomes and decks.

483 Except where the principal use of the site 1s a parking area, the maximmm site coverage for amy
portion of the site used as parking area shall be 30%.

4584 For a multiple dwelling or semiors supportive or assisted housing, the maximum coverage of the
site by surface parking, accessory buildings, mancewvning aisles, dnveways, loading areas,
other vehicular facilities and all principal buildings shall be 40 percent where no %'i.ucipal
building exceeds 9.2 m, two storeys plus a cellar or one storey plus a basement m height, or 33

percent where no principal building exceeds 6.1 m or one storey plus a cellar in height.

485 For a multiple dwelling or seniors supportive or assisted housing, in the case of a sloping site
where a structure is located in or beneath a yard, the structure shall be excluded from the site
coverage caleulation provided that it does not, except for required earth cover, pemutted fences
and similar items, project above the average elevation of the portions of the streets, lanes or
sites located adjacent to such structure, and does not, n any event. project more than 1.0 m
above the actual elevation of adjoining streets, lanes and sites.

4.9 [Deleted -- see Parking By-law.]
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4.10

Horizontal Angle of Daylight

4.10.1  Each habitable room must have at least one window on an exterior wall of a building.

410.2  Each exterior window mmust be located so that a plane or planes extending from the window and
formed by an angle of 30 degrees, or two angles with a sum of 70 degrees, will encounter no
obstruction over a distance of 24.0 m.

4103  The plane or planes referred to in section 4.10.2 must be measured honizontally from the centre
of the bottom of each window.

4104  The Director of Planning may vary the horizontal angle of daylight requirement. if:

(a) the Director of Planning first considers all the applicable policies and guidelines adopted
by Council; and
(b minimum distance of unobstructed view 15 not less than 3.7 m.
4105  An obstruction referred o in section 4.10.2 means:
{a} any part of the same bulding including permutted projections; or
(b)  the largest building permitted under the zoning on any adjoining site.
4106  Ahahitable room referred to in section 4.10.1 does not mean:
(a)  a bathroom; or
(b}  alatchen whose floor area is the lesser of:
(i) 10% or less of the total floor area of the dwelling unit, or
m) 93m-.
City of Vansauver RT-2
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APPENDIX 4 - CAMBIE CORRIDOR PLAN EXCERPT

6.3 BALFOUR BLOCK

Location: 800 block of 18th & 18th Avenue

Site Size: -2 52 acres (including 877 18th Avenus)

Intent: Recognizing the rezidential character of thiz area
and the existing rental housing, this zite iz envizioned

to continue a= a vibrant family-oriented node with the
addition of new housing cptions and strong connections
to the surrounding neighbourhood.

Site redevelopment will include & mix of townhouses,
low-rize, and lower mid-rize buildings, reflecting the
varied architectural character of the neighbourhood.
Residences will connect to the neighocurhood with
frequent front doorz and front yards, and public cpen

Ipace.

Paolicies

Rezoning applications will be evaluated in accordance
with the principles =et out in Section 8.1 and with
consideration of the following:

Howusing Variety and Affordability

6.3 Emiphasize ground-oriented housing for families
(townhouses) for the majority of tha site, with
proviaion for low- to lowesr mid-rize buildings {4
to 6 storeys) at the west end to accommodates
housing diversity and affordability.

6.2.2 Recognizing the existing rental housing on-
site, new development will be expected, ata
rmimirmurm, te replace exizting rental units with an
aim to maximize the potential number of rental
units on-zsite. For new rental housing on-zite, the
following will apply:

Target 25% of the net new rental floor area
to be below-market. having rental ratesz and
operating reguirements in accordance with
the City's Moderate lncome Rental Housing
Program (20170

All rental unitz will be secured through a

Housing Agreement for 80 year:s or the life of
the building. whichever is greater.

Development of a phazing plan, where
feasible, that minimizes the disruption of the
axisting tenants.

6.2.3 Rental rates for returning tenants exercizing
the right of first refusal option under the Tenant
Relocation and Protection Policy (20152 will
be adjusted to the rental rate paid at the time
of displacement pluz the allowakble annual
rent increase permitted under the Rasidential
Tenancy Act during the interim pericd. Lnits
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allecated to returning tenants at adjusted rental
rates will be counted towards the 25% below-
markst affordable housing target. provided the
adjusted rental rates are aligned with the City's
Moderate Income Rental Howsing Program.

Target 50% of all units in townhouse buildings
to approximately 105 sg. m (1,130 sq. ft) in size
to maximize affordability and delivery of the
number of townhouse units. Thiz will likely result
in stacked townhouses or back-to-back units
{Mote: ground-floor units within apartment
buildings on-site do not contribute to this
targetl.

Evaluate opportunities to includs lock-off rental
units in townhouszes to improve housing choice.

Azzeas phasing and development conziderations
for any parcels not included in the first phase

of redevelopment to enzurs all properties
associated with this Unigue Site (s.g.. existing
surface parking lot) can be developed to meet
Plan objectives.

Heighbourhood Scale and Transition

6.3.7

638

Arrange townhouze buildings into lengths that
complement the surrounding single-family area,
generally no greater than & to 6 units, avoiding
a continuous "wall effect”. Building lengths will
be balanced by overall open space provided on
sita, noting that the intent iz to maximize cpen
space and visual permeability on site, without
significantly compromizing the delivery of new
housing.

Ensure the design, massing, and setbacks of
apartment forms create a senzitive tranzition to
the surrounding neighbourhood.

CAMBIE CORRIDOR PLAN | 155
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BALFOUR BLOCK (CONTINUED)

6.3.9 Variety in architecture and materials should be Sustainability

considered to avoid monctony. 6.318 Evaluate development under the City's Rezoning
6310 Units at the base of apartment buildings should Policy for Sustainable Large Developments.

be ground-oriented with private entrances facing Due to the modest scale of development and

the street and any active links. lower density expected on this site compared

to other large sites, financial testing does not

Open Space and Public Places support the provision of social housing on this
6.3.11 Integrate a shared family-criented outdoor site. As a result, the priority for social housing

gathering/play space for site residents. under the Rezoning Policy for Sustainable

L Developments does not apply for this

6.3.12 Integrate public open space that is primarily si::g;equi rements foraffordablszgusing are

softzcape either fronting Laurel Strest (corner outlined in 6.5 1-5.5.5.

of 19th/Laurel}, as depicted. or central to the

zite in a linear form if lane closure iz successful,

recognizing the overall intent of providing

meaningful cpen space that is publicly accessible

and welcoming.

6.3.)3 Ensure frontage improvements strengthen
neighbourhood integration and provide an
enhanced pedestrian experience, az generally
guided by the Cambie Corridior Public Realim
Pilan.

Community Connections

6.3.14 Open the east-west lane right-of-way for site
acoess. Partial lane clozure may be conzsidered
if sarvicing reguirements are met to the City's
satisfaction.

6.3.15 Integrate a high-guality active link along the
east-west lane. If the lane iz opened, pedestrians
paths would be on private property on each side
of the lane.

6.3.16 Ensure ground-floor units addreszs all strests,
lane frontages, and on-site open spaces to

strengthen connections to the community and
improve the public realm.

Community Amenities

6.3.17 Explore integrating a childcare facility on this
site. Facility size and specific location will be
aszessad through the rezoning process; however,
an at-grade facility integrated within the low- to
lower mid-rize buildings iz most desirable.
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