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1 [Section 1 is not reprinted here.  It contains a standard clause amending Schedule D (Zoning
District Plan) to reflect this rezoning to CD-1.]

2 Uses

2.1 The area shown included within the heavy black outline on Schedule “A” is rezoned to CD-1,
which area shall be more particularly described as CD-1(306), and the only uses permitted within
the said .area, subject to such conditions as Council may by resolution prescribe, and the only uses
for which development permits will be issued are:

(a) Multiple Dwelling;
(b) Dwelling Units in conjunction with other listed uses;.
(c) Residential Unit associated with and forming an integral part of an artist studio, subject to the

provisions of section 11.19 of the Zoning and Development By-law;
(d) General Office, subject to section 2.2;
(e) Services Uses, subject to section 2.2 and limited to Auction Hall, Barber Shop or Beauty

Salon, Catering Establishment, Photofinishing or Photography Laboratory, Photofinishing or
Photography Studio, Production Studio, School-Arts or SelfImprovement, School-Business,
School-Vocational or Trade, and Sign Painting Shop;

(f) Cultural and Recreational Uses,-subject to section 2.2 a limited to Artist Studio, community
Centre or Neighbourhood House, Fitness Centre, or Hall;

(g) Institutional Uses, subject to section 2.2 and limited to Child Day Care Facility;
(h) Other Uses not included in clauses (a) through (g) and of an interim nature provided that:

(i) the Director of Planning considers that the use will be compatible with and not
adversely affect adjacent development that exists or is permitted by the Zoning and
Development By-law;

(ii) the Director of Planning is satisfied that the use can be easily removed, is of low
intensity or low in capital investment, meets parking and loading requirements and fire
separation standards, and will be replaced with development in accordance with the By-
law;

(iii) any development permit issued shall be limited to 3 years in time.

2.2 All uses listed in clause(c) through (g) of section 2.1 shall be limited in location to Area B on
Diagram 1 below and to the ground floor of developments.

Diagram 1

Note: Information included in square brackets [  ] identifies the by-law numbers and dates for the
amendments to By-law No. 7175 or provides an explanatory note.
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3 Floor Space Ratio

3.1 The floor space ratio shall not exceed:

(a) 2.4 for that portion of the site in Area A in Diagram 1; and
(b) 2.2 for that portion of the site in Area B in Diagram 1.

3.2 The following shall be included in the computation of floor space ratio for the multiple dwelling:

(a) all floors having a minimum ceiling height of 1.2 m, including earthen floor, both above and
below ground level, 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.

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

(a) open residential balconies or sundecks, and any other appurtenances which, in the opinion of
the Director of Planning, are similar to the foregoing;

(b) patios and roof gardens, provided that the Director of Planning first approves the design of
sunroofs and walls;

(c) where floors are used for off-street parking and loading, bicycle storage, heating and
mechanical equipment, or uses which in the opinion of the Director of Planning ire similar
to the foregoing, those floors or portions thereof so used, which:
(i) are at or below the base surface, provided that the maximum exclusion for a parking

space shall not exceed 7.3 m in length; or
(ii) are above the base surface and where developed as offstreet parking are located in an

accessory building situated in the rear yard, provided that the maximum exclusion for
a parking space shall not exceed 7.3 m in length;

(d) amenity areas, including day care facilities, recreation facilities and meeting rooms, to a
maximum total of 10 percent of the total building floor area;

(e) areas of undeveloped floors located above the highest storey or half-storey, or adjacent to a
half-storey with a ceiling height of less than 1.2 m, and to which there is no permanent means
of access other than a hatch; and

(f) all residential storage space above or below base surface, except that if the residential storage
space above base surface exceeds 3.7 m2 per dwelling unit, there will be no exclusion for any
of the residential storage space above base surface for that unit; [8760; 03 12 09]

(g) where exterior walls greater than 152 mm in thickness have been recommended by a Building
Envelope Professional as defined in the Building By-law, the area of the walls exceeding
152 mm, but to a maximum exclusion of 152 mm thickness, except that this clause shall not
apply to walls in existence prior to March 14, 2000. [8169; 00 03 14]

4 Height
The maximum building height measured above the base surface shall be 18.3 m and the building
shall not extend beyond 5 storeys.

5 Setbacks
The minimum setback of a building from the northern property boundary shall be 1.5 m.

6 Acoustics
All development permit applications shall require evidence in the form of a report and
recommendations prepared by a person trained in acoustics and current techniques of noise
measurement demonstrating that the noise levels in those portions of the dwelling units listed
below shall not exceed the noise level set opposite such portions.  For the purposes of this section
the noise level is the A-weighted 24-hour equivalent (Leq) sound level and will be defined simply
as noise level in decibels.
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Portions of Dwelling Units Noise Level (Decibels)
bedrooms 35
living, dining, recreation rooms 40
kitchen, bathrooms, hallways 45
[7515; 96 01 11]

7 [Section 7 is not reprinted here.  It contains a standard clause including the Mayor and City
Clerk’s signatures to pass the by-law and to certify the by-law number and date of enactment.]
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Self-
Improvement, School-Business, School-Vocational or Trade, and
Sign Painting Shop;

W

Multiple Dwelling;

Dwelling Units in conjunction with other listed uses;

Residential Unit associated with and forming an integral part
of an artist studio, subject to the provisions of section
11.19 of the Zoning and Development By-law;

General Office, subject to section 2.2;

Services Uses, subject to section 2.2 and limited to Auction
Hall, Barber Shop or Beauty Salon, Catering Establishment,
Photofinishing or Photography Laboratory, Photofinishing or
Photography Studio, Production Studio, School-Arts or 

(d)

(d

0)

(a)

CD-1(306), and the only uses permitted within the said
area, subject to such conditions as Council may by resolution prescribe,
and the only uses for which development permits will be issued are:

CD-l, which area shall be more particularly
described as 

"D" of By-law No. 3575.

2. Uses

2.1 The -area shown included within the heavy black outline on
Schedule "A" is rezoned to 

"A" of this By-law, and Schedule "A" of this By-law is hereby
incorporated as an integral part of Schedule 

Z-393(b) and attached to this By-law as Schedule "A", and in accordance
with the explanatory legends, notations and references inscribed
thereon, so that the boundaries and districts shown on the Zoning
District Plan are varied, amended or substituted to the extent shown on
Schedule

"D" is hereby amended according to the plan marginally numbered

By-law

THE COUNCIL OF THE CITY OF VANCOUVER, in open meeting
assembled, enacts as follows:

1. The "Zoning District Plan" annexed to By-law No. 3575 as
Schedule

DeveloDment 

2034 West 11th Avenue

BY-LAW NO. 7175

A By-law to amend
By-law No. 3575, being the

Zonina and 
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Institutional Uses, subject to section 2.2 and limited to
Child Day Care Facility;

Other Uses not included in clauses (a) through (g) and of an
interim nature provided that:

(i) the Director of Planning considers that the use will be
compatible with and not adversely affect adjacent
development that exists or is permitted by the Zoning

and Development By-law;

(ii) the Director of Planning is satisfied that the use can
be easily removed, is of low intensity or low in
capital investment, meets parking and loading
requirements and fire separation standards, and will be
replaced with development in accordance with the By-
law;

(iii) any development permit issued shall be limited to 3
years in time.

2.2 All uses listed in clause (c) through (g) of section 2.1
shall be limited in location to Area B on Diagram 1 below and to the
ground floor of developments.

Diagram 1

(9)

Uses,,subject to section 2.2 and
limited to Artist Studio, Community Centre or Neighbourhood
House, Fitness Centre, or Hall;

(f) Cultural and Recreational 
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off-
street parking are located in an accessory building
situated in the rear yard, provided that the maximum
exclusion for a parking space shall not exceed 7.3 m in
length;

amenity areas, including day care facilities, recreation
facilities and meeting rooms, to a maximum total of 10
percent of the total building floor area;

~
7.3 m in length; or

(ii) are above the base surface and where developed as 

the.foregoing, those floors or portions thereof so used,
which:

(i) are at or below the base surface, provided that the
maximum exclusion for a parking space shall not exceed 

(d)

open residential balconies or sundecks, and any other
appurtenances which, in the opinion of the Director of
Planning, are similar to the foregoing;

patios and roof gardens, provided that the Director of
Planning first approves the design of sunroofs and walls;

where floors are used for off-street parking and loading,
bicycle storage, heating and mechanical equipment, or uses
which in the opinion of the Director of Planning are similar
to 

w

W

(a)

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

3. Floor Space Ratio

3.1 The floor space ratio shall not exceed:

(a) 2.4 for that portion of the site in Area A in Diagram 1; and

(b) 2.2 for that portion of the site in Area B in Diagram 1.

3.2 The following shall be included in the computation of floor
space ratio for the multiple dwelling:

(a) all floors having a minimum ceiling height of 1.2 m,
including earthen floor, both above and below ground level,
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.
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"I hereby certify that the foregoing is a correct copy of a By-law passed
by the Council of the City of Vancouver on the 14th day of September 1993,
and numbered 7175.

CITY CLERK"

-

City Clerk

(siqned) Gordon Campbell
Mayor

(signed) Maria C. Kinsella 

, 1993.
day of

::.
kitchen, bathrooms, hallways 45
terraces, patios, balconies 60

7. This By-law comes into force and takes effect on the date of
its passing.

DONE AND PASSED in open Council this 14th
September 

.living, dining, recreation rooms

.6. Acoustics

All development permit applications shall require evidence'in
the form of a report and recommendations prepared by a person trained in
acoustics and current techniques of noise measurement demonstrating that
the noise levels in those portions of the dwelling units listed below
shall not exceed the noise level set opposite such portions.For the
purposes of this section the noise level is the A-weighted 24-hour
equivalent (Leq) sound level and will be defined simply as noise level
in decibels.

PORTIONS OF DWELLING UNITS NOISE LEVELS (DECIBELS)

bedrooms

,

The maximum building height'measured above the base surface
shall be 18.3 m and the building shall not extend beyond 5 storeys.

5. Setbacks

The minimum setback of a building from the northern property
boundary shall be 1.5 m.

m' per dwelling unit.

4. Height

(f)

areas of undeveloped floorslocated above the highest storey
or half-storey, or adjacent to a half-storey with a ceiling
height of less than 1.2 m, and to which there is no permanent
means of access other than a hatch; and

residential storage space provided that where the space is
provided at or above base surface, the maximum exclusion
shall be 3.7 

W
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Also sent to: (see attached list)

CITY CLERK

Rankin were
excused from voting on this matter)

I

(Councillors Davies, Eriksen, and Wilson opposed)
(Councillors Kennedy and 

‘_,-: k - CARRIED

15,
1991, which are attached as Appendix A to the Administrative
Report dated December 2, 1992.

0
Director of Legal Services
Public Hearing Clerk

Rezoning of 2034 West 11th Avenue (Jones Tent and Awning)

I wish to advise you of the following extract from the Minutes of
the Vancouver City Council meeting of January 12, 1993, dealing
with an Administrative Report dated December 2, 1992, regarding the
above matter:

The Director of Planning in an Administrative Report dated
December 2, 1992, provided Council with a summary of the
rezoning application for 2034 West 11th Avenue. It was noted
the Public Hearing on the rezoning application concluded on
August 15, 1991, and at that time. Council deferred the
decision on the application pending a decision on the Arbutus
Industrial Lands. The Arbutus Neighbourhood Policy Plan,
which provides for converting the Arbutus industrial area to
residential use, was adopted by Council on November 19, 1992.

Therefore, the City Manager and Director of Planning submitted
for Council's consideration the approval of the rezoning
application for 2034 West 11th Avenue.

MOVED by Cllr. Puil,
THAT the application to rezone 2034 West 11th Avenue be

approved, subject to the conditions proposed by the Director'
of Planning set out in the Public Hearing minutes, August 

Developme%t 61 

CITY CLERK

CITY OFVANCOUVER

MEMORANDUM

City Manager Refer File: 5305-2
Director of Planning
Associate Director Land Use 
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Development DistrictComprohenslvo 
Zoning: M-l Industrial District

Proposed Zoning,: CD-l 
Pr8r8nt’ 

526, Plan 1949)385, D.L. Referonce Plan 5176, Block 
A,. except part in Plan 9573 and part

in 
9513 and Lot 526, Plan 

D.L.AVENUE (Lot 1, Block 385, llT?S #WEST 

Tamaki Architect8 was
considered as Follows:

REZONING: 2034 

Picolron 

Awnfnaj

An application by Hancock 

T8nt and IJones 

10

4. Rezoning: 2034 West 11th Avenue
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‘dCant 

unitr;lnterlor courtyard -of livability of 
problemt,ho addre88 dovolopmont to d88ign furthor (1) 

the following:rogrrd to pirtlculrr  have 
8hallthe Director of Planning, who ppli~@io.!~  from l 

the applicant shall obtain approval of l ’ development
draft  by-law),development for Phase 1 (rub-area A in 

tom ofpz’ior to approval by Council of the That,lb)

altorationi to this form of
development when approving a development application as
outlined in resolutions (b) and (c) below:

May allow minor 
Director

Planning 
the Octobar 24, 1990, provided that 

revis:;1990" and Dopartmont February 12, 
Archit8ctr Inc. and stamped **Received

City Planning 
Tamakl 

propared by Hancock
Nicolron 

prlncipl8, gonerally as Council in 

recommended approval, subject to
the following conditions proposed for adoption by resolution of
Council:

(a) That the proposed form of development be approved by

Dirrctor of Planning 

(ii) Any consequential amendments, including amendments to
Sign By-law, No. 6510.

The 

in the draft
by-law.

- acoustical provisions.
l Th8 particular uses permitted are listed 

- maximum height of 18.30 m; and ’

- maximum floor space ratio set out on a sub-area basis
ranging from 2.20 to 2.40;

- interim uses;
.ln8titutfonal uses*;- 

uses*;recreational  - cultural and 
se~ice uses*;- 

office;- general 
- artist studio;
- dwelling units;

dwelling;- multiple 

.as follows:
(1) If approved, the CD-l by-law would permit the use and

development of the site generally 

cont'd4 

11

Clause No. 

1991 . . . . (public  Hearing), August 15, Council Social 

Page 2 of 37
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‘dCant 

rubdivi8lon.%ho (iii)rogl8ter 

.facilitle8; and @totago 
provfrion of recyclingth8 the City Engineer, for 
the l atirfactlon ofLke suitable l rangemont8, to (ii) 

._,-: '* 
point;8OZViCO 8UafAbl@ 

ciom88t l xirtingthe rite from the adjacent  to 
8OrviC.8 wfthfn and

. 
tolophoneand 

all
l loctrical 

Englnoer, for undergrounding of the City 
the l atirfaction ofwitable l rrangomentr, to m&e 

co8t to the City:

(1)

at no 8hal1, ownor regl8tered 
in draft by-law),

the 
(8irb-area A I developamnt for Phase 

the form of

demolirhad.

(d) That, prior to approval by Council of 

18 the l vent that the 1927 addition 
11th Avenue facade

in 

dovolopment of the appropriate
architectural character of the 

de8ign (iii)furthor 

andrpwe; opm ont8ito r88id8ntial unit8 and 

reridential
structure with attention to livability of the

integrity of the heritage character of
the building;

(ii) further design development of the 

,following:

(i) further design development of any changes to the
l xi8ting Jones Tent and Awning building of an
architectural character which does not detract
from the 

in draft by-law),
the applicant shall obtain approval of a development
application from the Director of Planning, who shall
have particular regard to the 

B 
of'

development for Phase 2 (sub-area 
form That, prior to approval by Council of the (c:)

impact8.

WWurther design development to improve the relation
of the parking access ramp to the courtyard
regarding the commercial lane and the B.C.
Telephone service yard, and run l cce88 and shadow

corridorr; and
balconfem andunlts, 

fufih*r design development to address issue of
Privacy and overlook between 

(11) 

cont’d

.

Clause No. 4 

. 12. . . (public Hearing), August 13, 1991 council Zlmcial 
Psge, 3 of 37
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Cont. d

m (60 ft.)

U888.

2.20 to 2.40

18.30 

intorlm 
C

l 

ures; in8tftutional  
U888i

. 

retvice uses;
l cultural and recre-
ational 

’ artist Studio;
l general office;
l 

m (100 ft.)

PROPOSED REZONING
(I? APPROVED)

CD-l

l multiple dwelling:
l dwelling units;

(&L) 30.48 

-s

CURRENT
STATUS

ZONE M-l

USES l industrfal uses

5.00

HEIGHT 

O? PROPOSED SulmmY 

dwellfng
denied to families with children, to be held by
the Director of Legal Services pending further
Council direction regarding such covenants.

.

fn
registrable form, providing that occupancy or
possession of any 

215 Covenant with the City execute a Section 

By-18~; and

(ii) 

City's
Heritage 

Schedule B of the under Avenue facade 
.the 11th

to the City:

(i) obtain designation of the 1919 portion of 

registered owner shall, at no cost 
(a) That,

cont’dclause No. 4 

13
.

15, 1991 . . . . August Council (Public Hearing), Specl~l 
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I dCant ,

intorim l conomfcr.
hottertmanti,  providing rrngo of (I accommodate 

lqrge building,
which could 

a ir rental, etc. It 'comaaercial rome hall&
8uch a8 auction~8.8 ring8 of 800 a broader 

the question
of use, and wisher to 

Th@ applicant
differs from the Planning Department with respect to 

bulinolle8..or r~ridancor dirplacing  any l %l#ting 
houring withoutprovide al80 dwolopmant will The procedent.

crmte lrhould not dmrityincraarodthe neighbourhood,
in thebuilding@ horitago .wC‘arrly  two 8uch thora 

the l ntlre building.
Since 

facade, rather than the prererving only 
ratlonalo forthe reprerentativer explained The agencierr.

roviowingrupport  from not&lo  beon h~8 thorn 
heritage

l nvfronmont, and 
unfquo urban a is potentially Avonuo 

heritage
building. Eleventh 

Tent and Awning 
application has attempted to be sympathetic both

to the neighbourhood and to the Jones 
cJplican+. The 

therpoko on behalf of Tangy8 Mr. Hugh end 

prOpO88d form of development was
revised June 12, 1991.

Mr. Jim Hancock 

the 
a change to

condition (a), noting 
al8o noted Coat88 time. Mr. thir at 

rhould be
proceeded with 

ir a'worthwhilo opportunity which thi8 
completion of the area

study. However,
deferred pending 

use8. The community may prefer lower density
and wish the application 

mailding. The heritage density bonus referenced is supported,
but staff do not support extending industrial uses beyond those
set out in the by-law. In some respect8 the proposal before
Council is a compromise. The applicant would prefer higher
density and broader 

rtability of thesei8mic 
re8idential

compatibility, timely upgrading, and 
onrure

achieve8 City
heritage objectives. Staff want to

and derign merit tern. It ha8 urban 
bocomo non-conforming in

the long 
it8 us88 may aroa, although 

Atea.

The proposal would initiate a residential future for this
difficult 

it
predated the area planning process for the Arbutus Industrial

diroctod by Council, because 
Area; however, staff have continued processing

the rezoning application, as 

a’rea planning process underway for the
Arbutus Industrial 

pre8ently an 
FSR.

There is 

rorfdential on the upper three
floors, and ground floor commercial use at a density of 2.2 

stntcture containinginfill 
five years time, with an

'8" Class
heritage building in exchange for this density. The rest of the
building would be replaced, possibly in 

PSR of 2.4. It would also
designate and restore the original facade of the 

for 59 cars at an 
storeys in height with

underground parking 

370unit residential
development varying from three to five 

COateh Senior Planner, reviewed the application,
which would permit construction of a 

J* Mr. 

cont'd4 Clause No. 

14., . . . 1991 (-lie Hearing), August 15, Council Special 
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prerervatlon.oncourages heritage propoial the 

nelghbourhood.
18 architecturally compatible with thethe building 

pU_0888.hOU8ing iOr 
~80 of industrial lands

is not
inappropriate if properly planned and managed.

this proposal would make good 

pressure on
the noighbourhood. The proposed density 

di8placing
existing housing, and relieve development 

the area without hou8ing in. 

grOund8:

the proposed development would provide badly needed
alternative 

Cibrons, B.C.

The foregoing speakers supported the application on one or
more of the following 

Spitzer, 3200 Block West 2nd Avenue
MS. Nancy Ward, 3200 Block West 2nd Avenue
Mr. Craig.Vance, 

Mr. Paul 

8upport the application.

The following spoke in support:

Pollowing the presentation by staff and the applicant's
representatives, the Mayor called for speakers. Three speakers
addressed the Public Hearing in support of the application, and
16 speakers did not 

difflcultfes  with the Building By-law.
it. There would be manyDfr8CtOt of Planning would not recommend 

fom of a CD-l rezoning and thebo in the 
Coat88 explained Council can zone a building for such mixed use,
but it would have to 

use8 Mr.lndustrlal/resfdential  
range of industrial uses would require building upgrading.
Queried with respect to mixed 

requirementSr  but a widermet Building By-law building do 
coates clarified current uses of

the 
Re8Ponding to queries, Mr. 

COnt'd4 

15

Clause No. 

. : . . August 15, 1991 (Public Hearing), ComCif Swcfal 
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’ dcant 

iOr l tf8t8 l tudi08.
id8al

location 
an aak8 it would felt Sovwal l Poak8r8 
natural

lighting.
columns, and l xcollent , bouw ovorhoad  with 

8xtrmmly attractive,18 thi building ln&rior of the -

-8W.d. 
isfacade if only the $8 too high txado-off dorulty 

entirety. Thepresarved in it8 8hould be conunity and 
i8 important to theand Awning building Ton+ Jonam’ 
d88ignafiOnr but felt thepith heritage 

pr88eN8d. Although a
few speakers considered the building unattractive, the
majority l gr8.d 

bo facado will the 
88pecially

since only 
18 too high, bOnU8 dOn8ity horitago 

faciliti88.

the 

other community car., and day IChOOl, 
already over-utilized8ff8ct on the th8 

character, increased
parking and traf fit problems and consequent danger to
childran, and 

fr far too high for the neighbourhood.
Concern8 were raised respecting potential impact on
neighbourhood livability and

denrity 

dacirion pending completion of the area plan.

the 

wa8 urged to defer amonth8 away, and Council f8W 
aree zoning are only a

rhould not be considered
prior to completion of the area planning process. It
was noted recommendations for 

18 wrong, since it 

’

the timing for bringing this application to Public
Hearing 

. 

Wentel, 2200 Block West 1st Avenue
Tony Monaghan, 2900 Block Yew Street
Ian Kennedy, 2100 Block West 13th Avenue
Gay18 Stephenson, 1800 Block West 11th Avenue
Shirley Nicholls, 1500 Block West 14th Avenue
Bernie Monaghan, 2900 Block Yew Street
Melanie Conn, 2200 Block West 13th Avenue.

foregoing speakers did not support tire application on
one or more of the following grounds:

Cobban, 2600 Block West 11th Avenue
Dorothy 
Tohmm 

Beattie,  2500 Block West 8th Avenue
1900 Block West 11th Avenue

David 
Hein, Scot 

Block West 11th Avenue1900 Terriff, Blake 

nr.

The

MS.
Ms.

MS.
&4X.

nr:.
MS.
Mr.

MS.
Mr.

nr.

appliCation:did not support the follwin9 speakers The

COnt'd4 

l6
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- CARRIED UNANIMOUSLY

p.m*, in the Council Chamber.
7:305, 1991, at 

d8eision
on this Public Hearing be deferred.

MOVED by Ald. Bellamy,
THAT the hearing of the public having. concluded, the

application be considered on Tuesday, November 

8Xp8Ct8d to be a September
workshop on the Arbutus Industrial area, followed by a report to
Council in October. It war noted a number of delegations had
requested a deferral, and in order to afford Council an
opportunity to review policy issues, it was suggested a 

is 

interest of achieving a better balanced reglon.

The Mayor advised there

cosseunity are a
requirement.

in order to l ncoursge the town centre concept, Council
should retain existing density or even downsize
residential neighbourhoods, rather then increase
density. The long range view should be taken in the'

plsnning process must be
respected, and the public should be provided with
further Opportunity to review this proposal.
Information meetings in the

the integrity of the area 

cont*dClause N O . 4 
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4M6V6J - 1681 Chestnut Street, Vancouver,
Rend Rose, Bastion Development Corporation

x220 

JS:rk

Letter to: Ms. 

1994", provided that the
Director of Planning may approve design changes which would
not adversely affect either the development character of this
site or adjacent properties.

as
illustrated in Development Application Number 216473, prepared
by James Hancock Architects and stamped "Received, City
Planning Department January 26, 

I
(Al):

THAT the approved form of development for the CD-l zoned site
known as 2034 West 11th Avenue be generally approved 

- CD-l By-law Number 7175

On June 21, 1994, Vancouver City Council approved the following
recommendation contained in a June 7, 1994 Administrative Report

Dobell, City Manager
Tom Fletcher, Director of Planning

Subject: Form of Development: 2034 West 11th Avenue
D.A. 216473 

ReferFile: 2605-l

Ken 

mFrom:

7b:

City Clerk Date: June 23, 1994



4M6V6J - 1681 Chestnut Street, Vancouver, B.C.
Tangye, President, 363030 B.C. Ltd.,

500 

as-a municipal heritage site.

CITY CLERK

MLCross:as

Letter to: Mr. Hugh 

B of the Heritage
By-law No. 4837 to designate the westerly 46.5 metres (153
feet) of the facade at 2034 West 11th Avenue (former Jones
Tent and Awning building) 

(AlO) dated August 13,
1993, as follows:

THAT Council enact an amendment to schedule 

Srrbjerr. Heritage Designation of 2034 West 11th Avenue

I wish to advise that Vancouver City Council at its meeting on
September 2, 1993, approved the recommendation of the City Manager
as contained in an Administrative Report 

- 3
om Fletcher,

John Mulberry,
Director of Planning
Director of Legal Services

0 5 2 Refe File: 5 Dobell, City Manager
\

Ken 

_.

MEMORANDUM

To:

. . . . . . . . . . . . . . . . . . . .,&3W.,__.P *......... WMBE~’ 
- 7 1993SEP P

i

PLANNJNG D EPARTMENTOFVANCOUVERCITY 
VEDRECEl 

-

From: CITY CLERK Date: September 3, 1993



../2

,Tent and Awning
Building which occupies the adjacent western site.

. 

of this site was approved by Council. One of
the conditions of enactment of the CD-l By-law is heritage designa-
tion of the original facade of the former Jones 

.

On January 12, 1993, an application to rezone 2034 West 11th Avenue
from M-l to CD-Lto permit a 37 unit, 2.4 FSR multiple dwelling on
the easterly portion 

.._-._ k 

RBCOUHBNDS approval of the foregoing.

COUNCIL POLICY

Council policy is
accepting certain

PURPOSE

that legal designation will be a prerequisite to
bonuses and incentives for heritage buildings.

This report recommend8 that Council enact an amendment to the
Heritage By-law, under schedule B, to designate a portion of the
facade (westerly 46.5 metrea) of 2034 West 11th Avenue as a
municipal heritage site.

BACKGROUND

COUMl3NTS

The City Manager 

Jones
Tent and Awning building) as a municipal heritage site.

CITY MANAGER'S 

metres (153
feet) of the facade at 2034 West 11th Avenue (former 

ausendment to schedule B of the Heritage
By-law No. 4837 to designate the westerly 46.5 

RBCOUUENDATION

THAT Council enact an 

Heritage'Designation  of 2034 West 11th Avenue

MD

TO: Vancouver City Council

FROM: Director of Planning

SUBJECT:

File No. 

ADMINISTRATIVE REPORT

Date: August 13, 1993
Dept. 

Al0



* l ***,,. 

d883+a&8 the original portion of the facade of 2034
West 11th Avenue as a municipal heritage site.

r8oommended that Schedule B of the Heritage By-law
be amended to 

the.building behind the facade would occur'to
accommodate commercial uses on the ground floor and residential use
on the upper three floors.

The rezoning application was approved by Council, subject to'
conditions, including heritage designation of the 1919 portion of
the facade (westerly 46.5 metres or 153 feet), on January 12, 1993.

Waivers for future compensation demands for 2034 West 11th Avenue
have been secured. The Director of Legal Services has prepared the
necessary Heritage By-law amendments and requirements for notifica-
tion as required by the Heritage Conservation Act have been met.

CONCLUSION

Council policy requires the designation of buildings that receive
bonuses or relaxations for heritage preservation. The designation
of 2034 West 11th Avenue is a condition of approval for the
rezoning of the site.

Therefore, it is 

bui1ding.i~ a good example of an industrial style
building in the Arbutus industrial area. Some of the more notable
features of the building include a facade that is delineated into
bays by brick pilasters; a stepped brick pattern at the cornice
line; intact original windows; and an arched entry. In 1927, an
extension to the original building, with similar detailing, was
constructed.

The application proposed rezoning of this site to CD-l to allow for
the construction of a multiple dwelling at 2.4 FSR on the vacant
easterly portion of the site. The application also proposed the
designation of the original 1919 portion of the facade. Renovation
or reconstruction of 

-2-

DISCUSSION

The original portion of the Jones Tent and Awning building at 2034
West 11th Avenue was built in 1919 with a subsequent addition in
1927. The 



"60" from the right column.

4. The following By-laws are each amended in section 7 by deleting the
words "terraces, patios, balconies" from the left column and the corresponding
number "60" from the right column.

"60" from the right column:

4037 6688 7087 7180
4397 6710 7155 7189
4677 6713 7157 7209
5852 6731 7163 7246
6272 6738 7166 7381
6363 6768 7173 7425
6421 6787 7174 7431
6582 6827 7175 7434
6663

3. By-law No. 6730 is amended in section 6.1 by deleting the words
"Terraces, patios, balconies" from the left column and the corresponding
number 

"60" from the right column.

2. The following By-laws are each.amended in section 6 by deleting the
words "terraces, patios, balconies" from the left column and the corresponding
number 

’
6663, 6688,
6738, 6739,
6787, 6817,
7114, 7135,
7173, 7174,
7204, 7209,

7223, 7224, 7230, 7232, 7246, 7248, 7317, 7337,
7340, 7381, 7425, 7431, 7434 and 7461, being
by-laws which amended the Zoning and Development

Bv-law bv rezonina areas to CD-l

THE COUNCIL OF THE CITY OF VANCOUVER, in open meeting assembled,
enacts as follows:

1. By-law Nos. 6429, 6597, 7092, 7101, 7224 and 7340 are each amended
in section 5 by deleting the words "terraces, patios, balconies" from the left
column and the corresponding number 

6323,
6429, 6475, 

1 7155 7156, 7180, 7157, 7189, 7158, 7193, 7163, 7198, 7166, 7200,

4677, 5381,
6314, 6315,
6322, 

7515

A By-law to amend
By-law Nos. 3712, 4037, 4049, 4397,
5836, 5852, 6272, 6310, 6312, 6313,
6316, 6317, 6318, 6319, 6320, 6321,
6325, 6361, 6362, 6363, 6421, 6425,
6489, 6528, 6533, 6564, 6582, 6597,
6710, 6713, 6714, 6715, 6730, 6731,
6740, 6744, 6747, 6757, 6768, 6779,
6827, 6965, 7006, 7087, 7092, 7101,

Acoustic Requirements

BY-LAW NO. 
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'60' from the right column.

12. By-law No. 5381 is amended in section 4.8.1 by

(a) deleting clause (d), and

(b) relettering clauses (e) and (f) as (d) and (e), respectively.

13. By-law No. 6533 is amended in section 5.6.1 by deleting clause (d).

14. By-law No. 6475 is amended in section 5.8.1 by deleting clause (d).

15. By-law No. 7006 is amended in section 7 by deleting the words
"common-use roof decks and patios" from the left column and the corresponding
number "55" from the right column.

"60" from the right column.

9. By-law Nos. 7156, 7200, 7232 and 7248 are each amended in section 11
by deleting the words "terraces, patios, balconies" from the left column and
the corresponding number "60" from the right column.

10. By-law No. 6744 is amended in section 12 by deleting the words
"terraces, patios, balconies" from the left column and the corresponding
number "60" from the right column.

11. By-law Nos. 6747 and 6757 are both amended in section 13 by deleting
the words "terraces, patios, balconies" from the left column and the
corresponding number 

"60" from the
right column.

7. By-law No. 6779 is amended in section 9 by deleting the words
"terraces, patios, balconies" from the left column and the corresponding'
number "60" from the right column.

8. By-law No. 7198 is amended in section 10 by deleting the words
"terraces, patios, balconies" from the left column and the corresponding
number 

"60" from the right column.

6. By-law Nos. 3712, 4049, 6362, 6425, 6489, 6714, 6715, 7193 and 7337
are each amended in section 8 by deleting the words "terraces, patios,
balconies" from the left column and the corresponding number 

1 6310 6322 6739 7135
6312 6323 6740 7158
6315 6325 6817 7223
6319 6528 6965 7230
6320

5. By-law Nos. 6313, 6314, 6316, 6317, 6318 and 6361 are each amended
in section 7.1 by deleting the words "terraces, patios, balconies" from the
left column and the corresponding number 

5836 6321 6564 7114
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"I hereby certify that the foregoing is a correct copy of a By-law
passed by the Council of the City of Vancouver on the 11th day of
January 1996, and numbered 7515.

CITY CLERK"

Deputy Mayor

'(signed) Maria C. Kinsella"
City Clerk

, 1996.

"(signed) Jennifer Clarke"

lltnday ofWNE AND PASSED in open Council this 

"55" from the right column.

19. This By-law comes into force and takes effect on the date of its
passing.

January

"B" by deleting
the words "common-use roof decks and patios" from the left column and the
corresponding number 

"B" by deleting
the words “common-use roof decks and patios" from the left column and the
corresponding number "55" from the right column.

18. By-law No. 7204 is amended in section 12 of Schedule 

16. By-law No. 7317 is amended in section 9 by deleting the words
'common-use roof decks and patios' from the left column and the corresponding
number "55" from the right column.

17. By-law No. 7461 is amended in section 9 of Schedule 



cont'd....

/“_i

a not allow any of the permitted residential floor area to
be excluded from Floor Space Ratio (FSR) for enclosed
balconies except in buildings existing prior to April 23,
1985 in which case the present regulations would apply;
or

4

An application by the Director of Land Use and Development
was considered as follows:

The proposed amendments to various zoning District
Schedules, Official Development Plans and CD-l Comprehensive
Development District By-laws, would either:

: Balcony Enclosures and Acoustic Requirement8 

_i

MOVED by Cllr. Price,
THAT the City Manager ensure that when the anticipated report

from the Housing Centre on housing affordability comes back, it
deals with the issues related to Triangle West and new
neighbourhoods.

-CARRIEDUNANIMOUSLY

2. 

/
-CARRIEDUNANIMOUSLY

I expressed a desire to see this report as soon as possible.

MOVED by Cllr. Bellamy,
THAT this application be approved, subject to the conditions

as set out in this minute of the Public Hearing.

\

when notifying residents about rezoning applications, as well as
other City-related issues. Members of Council also referred to a
previously requested report on waterfront tower height and Council

cont'd)

This development is also in keeping with Council's strategy
of reducing traffic congestion by encouraging residential
development in this area and reducing commuters. The application
also provides for a substantial amount of bicycle parking within
the new residential complex.

Staff Closing Comments

Staff offered no additional comments.

Council Decision

Prior to making a decision, several members of Council
expressed the view that staff need to reconsider their approach

(

-

Clause l(a) and (b) 

8. . . . 

.

Special Council (Public Hearing), September 12, 1995 



cont'd....

many,developers  have been more and more aggressive in seeking the
full eight percent exclusion for enclosed balconies. This differs
from a mix of open and enclosed balconies that were anticipated
when the exclusion was first put in place.

198Os, the City received numerous requests from owners of
units in existing buildings to enclose their balconies for reasons
of poor insulation and acoustics, air drafts and other interior
problems. In response,
guidelines

Council in 1985 adopted balcony enclosure
by which enclosed balconies would continue to be

excluded from FSR.

Subsequently, in response to the development industry's
request for equity, Council permitted this exclusion to apply to
new construction, subject to adherence to the guidelines. Since
then, new buildings have, to an increasing degree, incorporated
enclosed balconies as additional interior space displacing the
private open space, the open balconies, for which the FSR exclusion
had been originally provided.

Since enclosed balcony space has been successfully marketed at
the full per square foot price of the rest of the dwelling unit,

Openinq Comments

Mr. Ralph Segal, Planner, provided background on this issue
and introduced the options before Council this evening.

In 1964, in order to improve livability in higher density
multiple dwelling developments, open balconies were excluded from
FSR to a maximum of eight percent of residential floor area. In
the early 

0 permit no more than 8 percent of permitted residential
floor area to be excluded from Floor Space Ratio (FSR)
for enclosed balconies.

The proposed acoustic amendments would delete the acoustic
requirement for balconies, terraces, patios, etc.

Amended Balcony Enclosure Guidelines and Policies are also
proposed.

The Director of Land Use and Development
of this application.

recommended approval

Staff 

Special Council (Public Hearing), September 12, 1995 . . . . 9

Clause No. 2 (cont'd)

l continue to permit a maximum of 8 percent of permitted
residential floor area to be excluded form Floor Space
Ratio (FSR) for balconies BUT to permit no more than half
of excluded floor area to be enclosed; or



cont'd....

’.._ 

french balconies.
Mr. Segal advised this style would not be permitted under the
proposed guidelines.

Council members also enquired whether thresholds will still be
required between the interior unit and the closed balconies. It
was confirmed the proposed guidelines still contain this threshold
requirement.

is offered which states that no more than half of
the excluded balcony area may be enclosed. The third option, A3 is
to simply allow outright the full eight percent exclusion to be
enclosed.

This application also proposes an acoustic amendment. At
present, acoustic requirements in many district schedules and CD-l
by-laws apply to standards in both rooms within the unit as well as
exterior balconies and patios. As the current standard often
requires balconies to be enclosed, even when this is not desired,
the proposed amendment will delete this requirement. Mr. Segal
also explained that amendments are proposed to the balcony
enclosure guidelines which would delete provisions calling for easy
conversion of enclosed balconies back to open balconies, as well as
adding several additional clauses which will clarify the design
intent in new construction.

Responding to a question from a member of Council, Mr. Segal
advised of an error in the memorandum dated July 18, 1995 from the
city Clerk, which referred this matter to Public Hearing.
Recommendation Al makes reference to excluding floor space ratio
for enclosed balconies except
April 23, 1995.

in buildings existing prior to
This should read April 23, 1985.

A member of Council enquired whether these guidelines would
permit a style of balcony sometimes referred to a 

(cont'd)

with the aid of photographs distributed to Council (on file in
the City Clerk's Office), Mr. Segal explained that enclosure of
most or all balconies bulks up buildings by filling in the volumes
of open balconies and intends to create less residential, more
office-like buildings. Exclusions from FSR are usually given to
encourage developers to provide facilities that are considered
important for livability but would likely not be provided without
that incentive. In this case, bonuses are being permitted when
they the negative affect of displacing the private open space for
which the FSR exclusion was intended.

Recommendation Al would eliminate the FSR exclusion for
enclosed balconies except in the buildings existing prior to 1985,
as per the original intent of the balcony enclosure provisions.
Alternatively, should Council consider that enclosed balconies do
have merit, A2 

’

Clause No. 2 

. 10. . . Special Council (Public Hearing), September 12, 1995 



r- because apartments are now significantly smaller in size and the
continued requirement of an open balcony would result in a small,
unusable space.

cont'd....

design.of the
building should be left with the architects and reviewed through
the existing development permit process, without the addition of
guidelines.

Mr. Stuart Howard, on behalf of the Architectural Institute of
British Columbia (AIBC), lent his support to option A2, as it
represent3 a compromise position. AIBC would ultimately prefer
option 5 as stated in its May 30, 1995 brief to Council, but is
willing to accept the compromise position. Mr. Howard suggested
the Planning Department is naive in its support of option Al

(IJDI)J indicated his support for option A2 as it represents an
appropriate compromise. The UDI is strongly opposed to Al as this
would affect proformas upon which construction was predicated upon.
Mr. Purdie urged Council to support recommendation A2 with an
amendment to exclude the applicability of the guidelines to
enclosed space, as the Institute believes the total 

Dugal Purdie, on behalf of the Urban Development Institute

(cont'd)

Correspondence

All correspondence received prior to this matter being
referred to Public Hearing was included as Appendix E in the
Council report. One additional letter stressing the need for more
open balconies in Vancouver and another favouring option A2, were
also received.

The Mayor called for speakers for and against the application,
and the following addressed Council.

Mr. Hans Schmidt,
Preservation,

representing the Society of Soundscape
expressed concern with the proposed deletion of

acoustic requirements,
are deleted,

on the grounds that if these requirements
the City is simply accommodating the noise which

exists and not attempting to eliminate or reduce it. A greater
emphasis should be directed towards elimination of the source of
noise.

Mr. 

i

Clause No. 2 

. 11. . . /_I. Special Council (Public Hearing), September 12, 1995 



- -CARRIEDUNANIMOUSLY

MOVED by Cllr. Kennedy,
THAT Council advise the Planning Department that it supports

"French Balconies" where appropriate and that language be
incorporated in the balcony regulations and/or guidelines that
would encourage their provision.

-CARRIEDUNANIMOUSLY

- CARRIED

(Councillor Sullivan opposed)

MOVED by Cllr. Kennedy,
THAT the Balcony Enclosure Guidelines and Policies, amended as

noted in Appendix B of the Policy Report dated June 6, 1995, to
reflect more practical utilization by residents, be approved.

- CARRIED

Councillors Chiavario, Kwan and Price opposed)

MOVED by Cllr. Kennedy,
THAT those District Schedules and CD-l by-laws containing an

acoustic regulation be amended, to delete the acoustic requirement
for on-site open space (i.e., balconies, terraces, patios, etc.),
generally as outlined in Appendix A of the Policy Report dated
June 6, 1995.

(cont'd)_

MOVED by Cllr. Kennedy,
THAT the City continue to permit a maximum of eight percent of

permitted residential floor area to be excluded from Floor Space
Ratio (FSR) for balconies, but to permit no more than half of
excluded floor area to be enclosed;

FURTHER THAT the requirement that thresholds be included in
enclosed balconies be removed.

;_

Clause No. 2 

12. . . . 12, 1995 SPecieI Council (Public Hearing), September 
.




















































