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February 8, 2021 
 
Mayor Stewart and Councillors 
City of Vancouver 
453 West 12th Avenue 
Vancouver, B.C. V5Y 1V4 
 
RE:  CD-1 REZONING: 3084 WEST 4th AVE & 2010 BALACLAVA STREET - REQUEST TO EXPLORE A  

BETTER  ALTERNATIVE 
 
Dear Mayor & Council, 
 
WeLoveKits is a community organization that has gathered a petition of 623 renters and home 
owners based in the Kitsilano neighbourhood of Vancouver. Collectively, we oppose the 
current rezoning application for 3084 W 4th Ave & 2010 Balaclava Street that is being considered 
under the Moderate Income Rental Housing Pilot Program (MIRHPP).  
 
We ask that the City turn down this application as it does not meet eligibility criteria under MIRHPP, 
and consider instead an alternate proposal for the location (the “Balaclava Option”) that meets the 
following criteria: 
 

1. Meets city objectives for providing secured “missing middle” rental housing 
2. Creates a more efficient building style that can be replicated on other small lots 
3. Provides density significantly above current zoning provisions but without the negative impacts 

to the surrounding neighbourhood.  
 

1. CURRENT REZONING APPLICATION FAILS TO MEET ELIGIBILITY CRITERIA UNDER MIRHPP 
 
The rezoning application does not meet eligibility criteria for the MIRHPP. The application is guided by 
guidelines adopted by City Council on November 28, 2017 and amended November 26, 2019.  
 
MIRHPP guidelines state that a 6-storey building may be considered on an arterial in a RM-4 zone, 
provided the following guideline is adhered to as follows: 
 

Consider redevelopment of a limited number of highly underutilized sites with a low number of 
existing tenants – buildings with a maximum of 3 existing units. (See attachment, page 8 Section 
3g). 
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The staff referral report does not provide an explanation of the inconsistency with the site situation. 
However, in an email from staff it is stated that “The MIRHPP policy excludes separate buildings with 
three rental units or more.” (C. Rosenblat, Jan 18/21). Using this logic, if there was one building with 4 
units on the site, then the site would be deemed inconsistent.  We respectfully disagree with the staff 
interpretation as it is not in compliance with the specific wording of the guideline. The site has 3 
duplex buildings on two lots with a total of 6 units. The definition of a highly underutilized site in the 
guideline is a site having a maximum of 3 existing rental units. This site has 6 existing rental units and 
13 tenants and clearly violates the guideline as intended. Please see attachment MIRHPP 3g table.  
 
2. PROPOSED ALTERNATIVE: “BALACLAVA OPTION” 
 
We are fortunate to have been able to recently initiate discussions with the applicant to explore a 
possible solution for a secured rental project which has community support. The applicant told us that 
they need 2.0 FSR to make market rental financially viable, using a more efficient building form. This 
collaboration is similar to recent community involvement on a solution for the development of 4575 
Granville St rezoning application | Shape Your City Vancouver, beside the hospice which meets the needs of 
the applicant and the hospice, and fits in the surrounding neighbourhood.  
 
This alternate form of development, the “Balaclava Option”, meets City objectives to provide secured 
market rental housing at a density that exceeds current zoning provisions, significantly improves build 
efficiency, and does not create negative impacts to the surrounding neighbourhood. 
 

 
THE “BALACLAVA OPTION”: An alternate Design for 4th & Balaclava: An apartment and townhouse-

style, Up to 4 above ground storeys. Note that this image is included for illustration only and the 
actual building would be larger. 
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The “Balaclava Option” is about 40 percent more dense than the current zoning allows, at 
approximately 2 FSR, and up to 4 above ground storeys.  The building design is more neighbourly, more 
environmentally friendly and alleviates problems of overlooking and shadowing.  
 
The main reason why the “Balaclava Option” is viable is that design efficiency has been improved. The 
current rezoning proposal is basically for a building design which is appropriate for a much larger site. 
The building has been “shrunk” to fit this small site of 71 feet by 104 feet. This results in serious 
inefficiencies of usable floorspace because a large proportion of the building is dedicated to corridors, 
elevators, etc.  Our alternate design is much more efficient, less expensive to build, and can provide 
almost as much livable floorspace in a much smaller building envelope.  
 
The “Balaclava Option” is much smaller in terms of size and bulk (4 storeys vs 6 stories), but it will 
provide about at least 85% of the net floorspace being asked for in the existing rezoning application. 
 
We also note that the financial circumstances are favorable to exploring alternatives. The Miller’s have 
owned these properties since the 1970s. They will continue to collect rents on their 6 units while the 
alternative is developed. 
 
3. POLICY CONTEXT TO PURSUE THE “BALACLAVA OPTION” 
 
On January 20, 2021, Council debated whether or not to defer the referral report for this application. 
Theresa O’Donnell, Deputy Director of Planning staff stated that:  
 

I think what we heard from our applicant though is they have been working with the 
neighbourhood, however, the proposal that the neighbors would like them to consider is not 
currently available, they don't have a policy door for that. There's not an alternative proposal 
for this. 

 
Given that staff and Council have continually emphasised the importance of new developments that 
provide secure rental housing, we are confident that Council will not want to turn their back on an 
opportunity to allow staff, the applicant and the community to explore secured rental housing options 
that can also deliver increased building efficiency, green infrastructure, urban design and livability 
objectives. See Table 1, page 5.  
  
The landowners have stated that they want to build a rental project. They can accomplish this under 
the current RM-4 zoning.  However, our option is suggesting a density bonus to a total of 
approximately 2.0 FSR, significantly above the current permissible FSR in RM- 4 which is 1.45 FSR. 
 
Mayor and Council, we have already dedicated hundreds of hours to this project because we care 
about our neighbourhood and we share the City’s objective to contribute to the much-needed supply 
of secured rental housing. We can commit to working quickly and collaboratively with the applicant.  
 
We look forward to the opportunity to continue to collaborate with the applicant to find an innovative 
form of “missing middle” secured rental housing that is suitable for this site and other small sites 
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around the City. A winning solution for our community, the property owners, and for the City is clearly 
possible. This engagement will provide a proactive public process model such as advocated in the 
Vancouver Plan and for future missing middle projects.  
 
In conclusion, we propose the following motion:  
 
That Council: 

 
1) Reject the CD-1 Rezoning as proposed for 3084 West 4th Ave and 2010 Balaclava Street. 

 
2) Request staff to work with the community and the applicant to develop a more innovative 

secured rental housing form, which achieves higher building efficiency and achieves a 
minimum of approximately 2 FSR, and respects neighbourhood character and livability. 

 
3) Request staff to endeavour to make up time lost for this instruction in the related 

development review and approval process for the alternative housing form. 
 

Thank you for your consideration. Please feel free to email me at info@WeLoveKits.org. 
 
Kind Regards, 
 
 
 
 
Cameron Zubko 
Founder and Neighbour 
WeLoveKits 
 
 
Cc: Paul Mochrie, Acting City Manager 

Gil Kelley, General Manager of Planning, Urban Design and Sustainability 
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TABLE 1 – PERFORMANCE: RM-4 & “BALACLAVA OPTION” VS PROPOSED CD-1 

Criteria Rental Building in 
accordance with RM 
4 Zoning 

“Balaclava Option” Proposed CD-1 
rezoning 

Height 3.5 storeys, 35 feet 4 above ground 
storeys, approx. 40 
feet 

6 storeys, 63.4 feet 

Density 1.45 FSR Approx. 2 FSR- 
perhaps slightly 
higher 

2.95 FSR 

Efficiency- ratio of 
net livable to gross 
floor area 

Medium, double 
loaded corridor not 
as efficient 

High Poor 

Replacement of 
existing rental units 

Will be replaced Will be replaced Will be replaced 

Net floorspace for 
rental units 

Approx. 9,000 to 
10,000 square feet 

Approx. 14,000 
square feet 

16,053 square feet 

Ability to provide 
green infrastructure 

COMPLIES, setbacks  
in accordance with 
RM4 

COMPLIES, setbacks 
in accordance with 
RM4 

DOES NOT COMPLY- 
Setbacks too narrow 
to provide treescape 

Community 
Acceptability 

High High Not supported 

Neighbourhood 
Character, Fit, Urban 
Design 

High High DOES NOT MEET 
RM4 Design 
Guidelines 

Compliance with MIRHPP Guidelines: 
a) Existing rental 
units on site 

DOES NOT COMPLY 
“Consider 
redevelopment of 
sites with no existing 
rental” 
 

DOES NOT COMPLY 
“Consider 
redevelopment of 
sites with no existing 
rental” 

DOES NOT COMPLY 
“Consider 
redevelopment of 
sites with a 
maximum of 3 
existing rental units” 

b) Projects Must 
Consider and 
Respect Transitions 
to Surrounding areas 

COMPLIES  COMPLIES DOES NOT COMPLY 
Creates overlooking, 
shadowing, poor 
building design 

c) Neighbourhood 
Context- existing 
precedent for higher 
buildings 

COMPLIES COMPLIES DOES NOT COMPLY 
There are no 
buildings over 4 
storeys in the 
neighbourhood 
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LOCATION 

 

This site is surrounded on N-W-E boundaries by RM-4 zoning that allows a maximum of 1.45 FSR and 
35 ft height. The South Side RT-7 area is predominantly detached residences, with significant rental in 

the form of suites, shared housing, and homes divided into apartments. 

 

The proposed rezoning is twice the density as surrounding RM-4 multi-unit zoning. Innovative housing 
forms can offer missing middle rental housing alternatives in ways that are compatible to the 

neighbourhood, provide more green space and trees, and reduce overlooking.  
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PROJECT STATS 

 

 

MAIN POINTS OF CONCERN 

• The proposal is too aggressive for the small 71 x104 site size, in height, scale and 
footprint; 
• The proposal is almost double the height (Increase from RM-4 (10.7m) to CD-1 (19.3m)) 
and more than double the density/floorspace of what is allowed in the RM-4 Zone (FSR 1.45 to 
2.95); 
• Building design is poor: an inefficient, unimaginative "box design" that disrespects the 
streetscape, design and character of the neighbourhood; 
• Setback relaxations result in very narrow setbacks which are inconsistent with 
neighbouring buildings and the RM-4 zoning. Consequences of the narrow setbacks are little 
space for green infrastructure and loss of privacy. There will be only 6 feet between the 
balconies and the rear property line. Reducing the north setback as proposed will bring new 
residences closer to the noise and pollution of 4th Avenue and could jeopardize the 3 existing, 
mature cedar trees;  
• Inadequate treatment of garbage; 
• Shadowing will occur in late afternoon, the time when Vancouverites often want to sit 
outside after returning home from work; 
• The proposed height reduction of 3 feet and other mitigating conditions in the referral 
report do not solve the problems listed above. 
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SITE DOES NOT MEET MIRHPP POLICY GUIDELINES 

This site has 6 existing rental units and 13 tenants and clearly violates this guideline. 

 


