
BalsamBalsam
Welcome to Welcome to 
5455 Balsam Rezoning Proposal5455 Balsam Rezoning Proposal

Virtual Public Open HouseVirtual Public Open House

Date: September 9, 2021Date: September 9, 2021
Time: 10-11am and 6-7pmTime: 10-11am and 6-7pm
Hosted by: Balsam Holdings LtdHosted by: Balsam Holdings Ltd



2

PROJECT TEAMPROJECT TEAM

RH Architects Inc.RH Architects Inc.Balsam Holdings Ltd.Balsam Holdings Ltd. DKL Landscape DKL Landscape 
ArchitectsArchitects
Durante Kreuk is an award-
winning Landscape Architectural 
firm based in Vancouver, with 
over 40 years of experience. 
They combine client and 
community needs to design 
lasting, enjoyable, and 
sustainable landscapes for 
future residents. Durante Kreuk 
has designed many green 
spaces throughout the City and 
in the Lower Mainland that are 
beautiful natural community 
spaces.

RH Architects Inc. is a 
Vancouver-based architectural 
firm that has been active 
for more than 30 years and 
consistently ranks among the 
top firms in the city. We strive to 
create successful developments 
with the understanding that 
we are building peoples homes 
and communities. Signature 
architecture is important, but 
more important is the creation 
of vibrant, rich and rewarding 
residential communities and 
commercial developments. 

Bunt & Associates Bunt & Associates 
Engineering Ltd.Engineering Ltd.
Founded in 1993, Bunt & 
Associates Engineering Ltd. 
(BUNT) is one of the largest 
specialist transportation 
planning and engineering 
consulting companies in 
Western Canada. Our team is 
represented by over 50 of the 
finest transportation planners, 
engineers, technologists, and 
support staff in the industry.

Canadian owned and operated 
Balsam Holdings Ltd. purchased 
the property in 2019 and 
is managed by Maple Leaf 
Property Management, which 
has been in the business 
of professionally managing 
residential homes for over four 
decades. Our business is about 
more than renting apartments 
and we strive to provide quality 
homes for our residents.

Integral GroupIntegral Group

Integral Group is an interactive 
global network of design 
professionals collaborating 
under a single Deep Green 
engineering umbrella. We help 
our clients protect the health of 
our planet while meeting their 
project goals.
We provide a full range of 
building and district systems 
engineering, analysis and 
sustainability consulting 
services, delivered by staff 
widely regarded as innovative 
leaders in their fields. 



3

POLICY CONTEXTPOLICY CONTEXT
Rental 100: Secured Market 
Rental Housing Policy  (2012) 
(commonly known as Rental 100)

Secured Market 
Rental Housing

Policy

Vancouver’s 
Housing and Homelessness

Strategy

A Home for Everyone

May, 2012

*On November 26, 2019, Council approved the Secured Rental Policy, which amends the 
Secured Market Rental Housing Policy. This document is the previous Secured Market 
Rental Housing Policy and is no longer in force as of November 26, 2019. 

The Secured Rental Policy as approved on November 26, 2019 is contained in a new and 
separate policy document. To view the amended Secured Rental Policy, please visit the 
City of Vancouver Zoning and Land Use Document Library: vancouver.ca/zoning-library.

For information on in-stream enquiries and applications received prior to November 26, 
2019, please visit our webpage at vancouver.ca/rentalhousing.

Secured Rental Policy, Incentives 
for New Rental Housing 
(2012, last amended 2019)

Policy 
Secured Rental Policy 
Incentives for New Rental Housing 

Approved by Council May 15, 2012 

Amended November 26, 2019 

Housing Vancouver Strategy (2017)
HOUSING VANCOUVER STRATEGY

Arbutus Ridge/Kerrisdale/
Shaughnessy Vision Area (2005)

approved by City Council November 1, 2005

High-Density Housing for Families 
with Children (1992)

 

September 2020 

  
City of Vancouver  Land Use and Development Policies and Guidelines 
Community Services, 453 W. 12th Ave Vancouver, BC V5Y 1V4   604.873.7344  fax 604.873.7060 
ppllaannnniinngg@@vvaannccoouuvveerr..ccaa 

 
 
 

$2 

 

HIGH-DENSITY HOUSING FOR FAMILIES 
WITH CHILDREN GUIDELINES 
 
Adopted by City Council on March 24, 1992 
Amended on September 15, 2020 
 
 
 

 
 

Family Room: Housing Mix Policy 
for Rezoning Projects (2016)

{CSG - HSG - Family Room  Housing Mix in Apartments Rezoning Policy - Policy - Appendix A - RTS 11523v1}  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Family Room:  
Housing Mix Policy for Rezoning Projects 

 
 

Vancouver 
Housing 

Initiative 
 
 

A City Everyone Can Call Home 
 

 
 

July 13, 2016 

Green Buildings Policy for Rezonings 
(2010, last amended 2019)

June 2019

City of Vancouver  Planning By-law Administration Bulletins 

Planning, Urban Design and Sustainability Department 
453 West 12th Avenue, Vancouver, BC  V5Y 1V4 | tel: 3-1-1, outside Vancouver 604.873.7000 | fax: 604.873.7100 
website: vancouver.ca  |  email: planning@vancouver.ca  |  app: VanConnect 

GREEN BUILDINGS POLICY FOR REZONING -
PROCESS AND REQUIREMENTS
(Formerly: Green Rezoning Process)

Authority - Director of Planning
Effective July 22, 2010
Amended June 25, 2014, June 8, 2015, January 14, 2016, April 28, 2017, and June 14, 2019

(Applies to rezoning applications after April 28, 2017)

Community Amenity Contributions - 
Through Rezoning (last amended 2021)

Policy 
Community Amenity Contributions Policy  
for Rezonings 
 
Approved by Council January 28, 1999 

Last amended June 23, 2021 

 

  

UUPPDDAATTEESS::  
 
AAnnnnuuaall  IInnffllaattiioonnaarryy  RRaattee  AAddjjuussttmmeenntt  
On June 23, 2021, Council approved the annual inflationary rate adjustments to the CAC Targets that 
will come into effect on September 30, 2021. To view the approved rates for each of the CAC Target 
areas, refer to “Table 1: CAC Targets and Eligibility Criteria” in the Appendix of this document. 
  
  
AApppprroovveedd    uuppddaatteess  ttoo  LLiittttllee  MMoouunnttaaiinn  AAddjjaacceenntt  AArreeaa  aanndd  SSoouutthheeaasstt  FFaallssee  CCrreeeekk  CCAACC  TTaarrggeettss  
On January 22, 2020, City Council directed staff to notify landowners and in-stream rezoning applicants 
of the City’s intention to adjust the Little Mountain Adjacent CAC Target from $29.88/sf to $47.00/sf 
and increase the Southeast False Creek CAC Target from $16.78/sf to $67.00/sf.  
 
On July 23, 2020, Council approved these updated CAC Targets taking effect September 30, 2020. 
Rezoning applications submitted before September 30, 2020 will be provided in-stream rate protection 
from CAC Target increases, provided that a rezoning application has been submitted to the City and a 
rezoning application fee has been paid. 
 
 
If you have any questions or would like more information, please visit vancouver.ca/financegrowth or 
email financegrowth@vancouver.ca. 
  

RM-3 District Schedule
RM-3 

 

 
City of Vancouver RM-3 
Zoning and Development By-law 1 July 2020 

RM-3 District Schedule 
 
 
1 Intent 

The intent of this Schedule is to permit medium density residential development, including 
high-rise apartment buildings, and to secure a higher quality of parking, open space and 
daylight access through floor area bonus incentives. 

 
2 Outright Approval Uses 
 
2.1 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. 

 
2.2 Uses 
 
2.2.A  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 line of a mansard roof, or to the mean height level 
between the eaves and the ridge of a gable, hip or gambrel roof, provided that no 
portion of an accessory building may exceed 4.6 m in height; 

(b) all accessory buildings are located in 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 the 
width of the required side yard from a flanking street; 

(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 m², whichever is the greater; 

(d) not more than 66⅔ percent of the width of the rear yard of any lot is occupied by 
accessory buildings; 

(e) no accessory building obstructs the horizontal daylight access prescribed in this 
Schedule. 

 
 Accessory Uses customarily ancillary to any of the uses listed in this section. 

 
2.2.DW [Dwelling] 

 Multiple Conversion Dwelling, provided that: 
 

(a) no additions shall be permitted; 
(b) no housekeeping or sleeping units shall be created; 
(c) the number of dwelling units is limited to two; and 
(d) no development permit shall be issued until the requisite permits required by other 

by-laws that relate to design, construction and safety of buildings are issuable. 
 

 One-Family Dwelling. 
 Rooming House. 
 Two-Family Dwelling. 

 
2.2.I [Institutional] 

 Community Care Facility – Class A, subject to the regulations, variations, and relaxations 
that apply to a one-family dwelling. 

 
 

Development Cost Levy Bylaw 
 

CITY OF VANCOUVER 
BRITISH COLUMBIA 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

VANCOUVER DEVELOPMENT COST  
LEVY BY-LAW NO. 9755 

 
 
 
 

This By-law is printed under and  
by authority of the Council of  

the City of Vancouver 
 
 

(Consolidated for convenience only 
to June 24, 2021) 

 

Development Cost Levies 
Information Bulletin (2018)

Bulletin 
Development Cost Levies Bulletin 

Effective:  

Vancouver (City-wide) DCL By-law, January 28, 2000 

Area-Specific DCL By-law, January 27, 2007 

Vancouver Utilities DCL By-law, September 30, 2018 

 

Last amended June 23, 2021  

Authority: Vancouver Charter, Section 523D 

 
 

 
 
 
 
 

  
  
  
  
  

  
  
  

UUPPDDAATTEESS::  
  
AAnnnnuuaall  IInnffllaattiioonn  AAddjjuusstteedd  DDCCLL  RRaatteess  
On June 23, 2021, City Council approved the annual inflationary adjustments to the City-wide 
and Area Specific DCL rates that will come into effect on September 30, 2021. To view the 
approved rates for each of the DCL areas, refer to “Table 2: Approved DCL Rates by Area” of 
this document. 
 
RReemmoovvaall  ooff  UUttiilliittiieess  DDCCLL  wwaaiivveerr  ffoorr  sseeccuurreedd  mmaarrkkeett  rreennttaall  hhoouussiinngg  
On November 26, 2019, City Council approved the removal of the Utilities DCL waiver for 
secured market rental housing effective September 30, 2020. Projects with submitted 
applications prior to September 30, 2020 will be provided in-stream rate protection for another 
year. Visit the Rental Incentive Programs Bulletin for more details. 

  

Parking Bylaw, 6059
Section 1

City of Vancouver Section 1
Parking By-law 1-1 November 2002

By-law No. 6059

A By-law to regulate, within the City of Vancouver, provision of off-street spaces for the parking of motor
vehicles and bicycles and to facilitate the loading and unloading of motor vehicles; to classify buildings; to
provide for the waiving of such regulations and in-lieu thereof for the receipt of monies for the eventual
provision, by Council, of alternate parking spaces; to provide for the enforcement of this By-law and to
prescribe penalties for the violation of its provisions; to amend the Zoning and Development By-law being By-
law No. 3575; and to amend the West End, Downtown, Central Waterfront, Downtown Eastside/Oppenheimer,
First Shaughnessy and Southeast Granville Slopes Official Development Plans, being Schedules A to By-laws
No. 4891, 4912, 5261, 5532, 5546 and 5752 respectively.

The Council of the City of Vancouver, in open meeting assembled, enacts as follows:

Section 1
Short Title

This By-law may be cited as the “Parking By-law”.

Tenant Relocation and 
Protection Policy (2019)

 
 

City of Vancouver  June 2019 
Tenant Relocation and Protection Policy – Process and Requirements  Page 1  

 

 
City of Vancouver Planning By-law Administration Bulletin 
Community Services, 453 W. 12th Ave Vancouver, BC V5Y 1V4  tel 604.873.7000  fax 604.873.7060 
planning@vancouver.ca 

 
 

TENANT RELOCATION AND 
PROTECTION POLICY – PROCESS 
AND REQUIREMENTS 
Authority - Director of Planning  

Effective June 11, 2019. 
 
This Bulletin replaces the Tenant Relocation and Protection Guidelines, adopted by City Council on 
December 10, 2015, amended February 15, 2016, June 22, 2018, and August 15, 2018. 
 
1 Intent 
 

These guidelines are intended to be used in conjunction with the Tenant Protection and Relocation 
Policy to assess rezoning and development permit applications where tenants will be affected or 
displaced due to major renovation or redevelopment. 

2 Policy Target 
 

2.1 Applicable Housing Types and Geography 
 

This policy applies to the following instances: 
 
(a) the “primary” rental stock, where the purpose of the building is to operate rental housing in 

the long-term. This includes existing: 
 purpose-built market rental housing; 
 buildings with rental units above commercial spaces; and  
 multiple conversion dwellings with five or more units. 

 
(b) Non-profit social and co-op housing. This includes existing: 

 non-profit social housing, defined as rental housing that is owned and/or operated by a 
non-profit organization or government partner; and 

 non-profit co-op housing, defined as co-op that meets the terms of section 173 of the 
provincial Cooperative Association Act and section 149 (1) (l) of the federal Income Tax 
Act.  

 
(c) the “secondary” rental stock (such as rented houses, secondary suites, laneways, rented units 

in strata developments, etc.) where there is a proposal for a new multiple dwelling (e.g. 
townhouse, apartment) of five or more units involving the consolidation of two or more lots 

 
Exclusions: 

 
 This policy is applicable in all zoning districts except for agricultural areas 
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SITE CONTEXT PLANSITE CONTEXT PLAN
EXISTING SITE CONDITIONS
The site is located at the NW corner of Balsam Street 
and West 39th Avenue, and it is bordered by lanes on the 
western and northern sides.  The site slopes down towards 
the east and south, with a difference in level from the 
lowest (SW) and highest (NE) corners of 23.72’.  The area 
is predominantly residential, with 3 level townhouses to 
the west, a 10-storey tower to the south, two 3- and one 
6-storey apartment buildings to the east, and one 3-storey 
senior residence building and one church to the north.  
Current zoning is RM-3.

Currently there is a 14-storey rental apartment building 
with 88 units at the south portion of the lot. On the site 
are outdoor amenity areas to the south (swimming pool) 
and north (park).  At the northeast corner of the site the 
outdoor area is approximate 12’ below street level.  Also 
at the northern end of the site is an area with mature trees, 
although it is not accessible and is not part of the outdoor 
amenity.  Parking is underground and it is accessed from 
the west lane.
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SITE CONTEXT PHOTOSSITE CONTEXT PHOTOS
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SITE PLANSITE PLAN
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The proposal is for an apartment building on the northern portion of the site, with the 
building’s main entry from Balsam Street.  The building typology is podium + tower.  The 
podium corresponds in size with the adjacent buildings at east and west.  The ground floor 
units have private patios and access from the lane, thus relating to the townhouses across the 
west lane. The location of the new tower centered on the current open area ensures that the 
shadow impact is minimized towards the northern buildings and their open space.

The new building proposes 145 rental units; 35% are family size units, and the remainder are 
a variety of studio and one bedroom unit types.  All units have private outdoor space and 
natural light.  
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BUILDING HIGHLIGHTSBUILDING HIGHLIGHTS
A

NORTH EAST CORNERNORTH EAST CORNER

Green Roof

Existing Trees

Retained and integrated 
into outdoor amenity
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BUILDING HIGHLIGHTSBUILDING HIGHLIGHTS
B

SOUTH EAST CORNERSOUTH EAST CORNER

Residential Entrance

Entrance from Balsam 
Street

Courtyard Outdoor 
Amenity

Outdoor Amenity space 
connected with existing 
residential building

Indoor Amenity

Indoor Amenity space 
located on the rooftop

Rooftop Amenity

Outdoor Amenity space 
located on the rooftop

Outdoor/Indoor Amenity

Outdoor Amenity space 
located on Level 5

BALSAM STREET
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BUILDING HIGHLIGHTSBUILDING HIGHLIGHTS

NORTH WEST CORNERNORTH WEST CORNER

C

Existing Trees

Retained and integrated 
into outdoor amenity

Green Roof

Courtyard Outdoor Amenity

Outdoor Amenity space 
connected with existing 
residential building

Existing Building on Site
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BUILDING HIGHLIGHTSBUILDING HIGHLIGHTS
D

SOUTH WEST CORNERSOUTH WEST CORNER

Existing Trees

Retained and integrated 
into outdoor amenity

Private Access

Private access to ground 
floor units

Parking Access

Access retained from the lane

Outdoor/Indoor Amenity

Outdoor Amenity space 
located on Level 5

Courtyard Outdoor 
Amenity

Outdoor Amenity space 
connected with existing 
residential building

Rooftop Amenity

Outdoor Amenity space 
located on the rooftop
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PROPOSAL STATISTICAL SUMMARYPROPOSAL STATISTICAL SUMMARY
SITE AREA (SF)
25,280
PROPOSED ZONING
CD-1

PARKING STALLS COUNT
RESIDENTIAL 123
ACCESSIBLE 10
VISITOR 12
TOTAL 145

LOADING COUNT
PASSENGER CLASS A 1
CLASS B 1
TOTAL 2

BICYCLE STORAGE COUNT
CLASS A 292
CLASS B 8
TOTAL 300

PROPOSED FSR
3.64
PROPOSED HEIGHT
130’

ALLOWED FSR
UP TO 1.45*
ALLOWED HEIGHT
120’

RESIDENTIAL UNIT COUNT AVERAGE SIZE (SF)
STUDIO 55 341
1 BED 37 475
2 BED 53 646
TOTAL 145 -

EXISTING  BUILDING 
(TO REMAIN)

UNIT COUNT AVERAGE SIZE (SF)

STUDIO 1 300
1 BED 38 925
2 BED 37 1,098
3 BED 12 1,403
TOTAL 88 -

The current zoning is RM-3. Under Rental 100: Secured Market Rental Housing Policy, a rezoning is being 
proposed so as to provide additional secured rental housing units on the site. In order to apply a smaller 
footprint for the new building, the project is seeking an additional height of 10’ from the base zoning. The 
building design was carefully crafted to fit within the current RM-3 zoning parameters: compliant setbacks, a 
high quality of the open space and daylight access through a compact building form, retention of the mature 
trees on site, location on site to reduce shadows on the neighbouring properties while providing privacy at 
the same time.  All current relevant City policies and guidelines were reviewed and applied.  The building will 
provide secured market rental units for the life of the building.

*FSR allowable as per Section 4.7 of RM-3 District Schedule
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A second indoor and outdoor amenity space is provided on the 5th floor over the 
podium, which will provide opportunity for quiet gathering and rest.  
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A third amenity space is provided on the roof, including a community garden and resident 
gathering space, which will take advantage of the good sun exposure.

Above the podium there are residential levels in form of a compact tower, and on the top 
there is one partial storey for indoor and outdoor amenity, with planting on the reminder 
of the roof.
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AMENITY TERRACE AND COURTYARDAMENITY TERRACE AND COURTYARD
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GREEN BUILDINGSGREEN BUILDINGS

Emissions Conscious Design

Modeling the building early to establish the 
amount of embodied carbon and energy 
associated with its construction. Seeking 
accessible ways to reduce the building’s impact 
through construction.

Verified Ventilation

Ensuring that ventilation air is distributed to 
each space directly through a energy recovery 
ventilator which improves energy efficiency 
while optimizing ventilation delivery

Indoor Air Quality

Detailing building finishes to ensure products 
with minimized Volatile Organic Compounds 
(VOCs) are used. 

Rainwater Management

Improving the site to help reduce the 
flow of peak stormwater volumes to 
sensitive habitats 

Building Delivery and Ongoing 
Management

Commissioning the building to 
ensure energy efficiency from day 
one. Building level and end-use 
metering will be used to further 
verify building performance years 
into operation.

High Performance Building Design

Using a measured combination of building 
envelope, mechanical, and electrical energy 
efficiency to deliver a low energy consuming 
and v emitting building.
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The Landscape strategy utilizes the ‘Tower in the Park’ typology, with many trees proposed throughout the site. Large 
existing trees on the north portion of the site, along with a walking trail and a children’s nature-play pocket-park and many 
proposed trees provides the community with a natural park asset. The retained existing, mature trees help retain the 
character of the site and continue to be an asset for the neighborhood and habitat.

The courtyard in between both buildings provides a gathering/dining space with seating, a 50’ turf field for play and a small 
refuge space with a trellis. 
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ROOFTOP GARDENROOFTOP GARDEN

The Level 5 outdoor amenity provides a dining and entertaining space with barbeques, while being surrounded by a planted 
perimeter with trees. On the Rooftop, residents are provided with urban agriculture opportunities and seating, along with a 
portion of the rooftop dedicated to a green roof.


