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5229-5249 Ash Street - Rezoning & Design Rationale

Rezoning Intent & Rationale

This amended rezoning application proposes to rezone 5229-5249 Ash Street from RS-1 to CD-1 with the development of a six-storey secured rental building on the west side of Ash Street just north of West 37th Avenue. The proposal seeks to add
63 new rental units to Vancouver’s housing supply, and will offer a variety of unit types including studios, one-bedroom, and two-bedroom apartments. 33 units, or 52%, will be family-oriented two-bedroom units. For access, the residential lobby
entrance fronts onto Ash Street, and vehicle and bicycle parking is accommodated in a two level underground structure with ramp access from the lane.

The project has also been updated to meet the latest Parking By-law (April 2025 version). In addition to providing the required visitor and accessible vehicle parking spaces, this development will pursue Transportation Demand Management (TDM)
Plan B - Bike Infrastructure Package and provide 30% additional Class A bicycle parking spaces above the baseline requirements. All Class A bikes are located at the P1 Level. The Class A Passenger Space and Class A Loading Space are also on P1
in close proximity to the elevator.

Policy Context

The key policy context for this application is the Cambie Corridor Plan. The subject site falls under the Queen Elizabeth Neighbourhood, and more specifically Section 4.2.7 - 35th Avenue Connection.

This policy allows for residential use for up to 6 storeys for buildings that are 100% secured rental, which this development is pursuing. For variances requested, please see below.

Other policies and guidelines, such as Family Room: Housing Mix Policy for Rezoning Projects, Green Buildings Policy for Rezonings, Tenant Relocation and Protection Policy, as well as the latest Transportation Demand Management Plan (TDM),
are all being accounted for and designed toward in this proposal.

Variances
This rezoning application is seeking three variances to move forward:

1. Density (FSR):

Under Section 4.2.7 of the Cambie Corridor Plan, the maximum density stated is 2.5 FSR. This amended application currently proposes an FSR of 3.06.

Given the small site area, a density higher than 2.50 is required to make the project viable, and is also needed to support the new building form which cannot step back at the upper floors. The 3.06 FSR also delivers significantly more rental
units and facilitates the provision of 52%, or 33 family-oriented two-bedroom units.

2. Lot Consolidations:
Under Section 4.2.7 of the Cambie Corridor Plan, "Consolidation E" requires that 5187, 5229 and 5249 Ash Street be consolidated, and that 5161 Ash Street ("Property D*) must be part of the first application for either consolodation C or E.
However, the Owner was only able to assemble lots 5229 and 5249 and has proceeded on this basis to date with the support of Planning Staff. The owner of 5187 Ash Street was unwilling to sell.

3. Built Form:

Under Section 4.2.7 of the Cambie Corridor Plan, above 4 storeys, upper floors are to be stepped back from Ash Street and 35th Avenue.

The proposed massing presents a six-storey building with no upper floor setbacks. Under the VBBL (2019), seismic design requirements do not permit the lateral transfer of shear forces in buildings of more than four stories. As a result,
setbacks on levels 5 and 6 have become impractical. Moreover, if the upper level units get shallower (to provide a setback), they typically need to become wider. This results in the inability to carry party walls (a main shear wall element) through
the upper floors.

Site Context and Surrounding Neighbourhood

Surrounding Buildings:

5229-5249 Ash Street is currently zoned RS-1 and is a mid-block site on the west side of Ash Street that begins three lots north of West 37th Avenue. Currently there are two single-family homes that occupy the site (refer to A0.03 Site Photos).
Directly to the north on the same side of the street, a string of future and approved CD-1 rezonings are in the works ranging from five to six storeys. Also along this block to the north, 5161 Ash Street ("Lot D") is intended to provide a "35th Avenue
connection” under the Cambie Corridor Plan, which will link Queen Elizabeth Park to the Heather Lands which is directly across the lane from the site to the west.

Heather Lands:

The Heather Lands property, located directly to the west, has been recently rezoned into two CD-1 sites in a joint venture partnership between the MST Nations
and the Canada Lands Company. This masterplanned community is for a mixed-use development with several buildings ranging from 3 to 28 storeys and will
include commercial, residential, community and cultural spaces (see image to the right). A high-rise tower with social housing has been approved in concept
directly across the lane (Building A1). Next to this, also across the lane, are 25-storey, 18-storey and 6-storey buildings on Parcel F at 689 West 35th Avenue
(Buildings F1 to F3) in the Development Permit phase. Amending this rezoning application to 6-storeys not only helps deliver more rental housing but also
transitions nicely from the scale of the Heather Lands proposal.

Across the street to the east are more single-family homes with the potential to be redeveloped into 4-6 storey buildings as the Cambie Corridor Plan continues
to mature. An approved rezoning for three buildings ranging from 5 to 6 storeys is already located across the street and to the north at 4992-5138 Ash Street.
Directly to the south are two single-family RS-1 homes, and then across West 37th Avenue to the south the single-family neighbourhoods continue. Again, given
the dense cluster of CD-1 rezonings in the works here that are typically in the 5-6 storey range, the proposed building will fit the context of the neighourhood
and stand up to the surrounding height and density that both exists and lies ahead.

Proximity to Public Transit and Bicycle Routes:
The central location of the site bodes well for access to public transit. Two blocks east are northbound and southbound bus routes along Cambie Street, and a LecenD e e A, Lk T4
few blocks south are eastbound and westbound bus routes along 41st Avenue together with the Oakridge-41st Avenue skytrain station. The site is also [ §--——, [ rroroseosrecsansion s s

surrounded by bicycle friendly roads; 37th Avenue as well as Heather Street to the west are Local Street Bikeways, and Cambie Street has designated painted
bike lanes.

Heather Lands Rezoning
(Base Image from DIALOG)

Nearby Parks and Amenities: -

In addition to nearby public transit, the site is also in close proximity to various parks, schools and commercial areas. Queen Elizabeth Park and Van Dusen
Gardens are within close walking distance, BC Women's Hospital and the BC Children's Hospital are a few blocks to the northwest, and Oakridge shopping
centre is just a few blocks south. Refer to the map on A0.04 for various amenities within 15 minutes, or 1.25km, walking distance.
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5229-5249 Ash Street - Rezoning & Design Rationale

Sustainability Measures:

This project will follow a high standard of green building principles and will meet or exceed the applicable City of Vancouver performance requirements under the Green Buildings Policy for Rezonings (updated in November 2024). An Embodied
Carbon Design Report and a Resilient Buildings Planning Worksheet will be provided to demonstrate that the project is on track to meet carbon dioxide emissions limits and to outline resilience planning and strategies undertaken by the project
team. Enhanced commissioning and energy submetering processes will also be pursued in line with the Green Buildings Policy. Later, at the BP Stage, the project will be modelled in accordance with VBBL Part 10 and the CoV Energy Modelling
Guidelines to conform with the Performance Limits and requirements set out for Residential Mid-Rise buildings.

Preliminary strategies to ensure sustainable design include:
- High performance envelope design and detailing that minimizes thermal bridging and maximizes energy efficiency.
- Continuous exterior insulation.
- A window-to-wall area of less than 40%.
- High-efficiency windows and doors.
- Residential units will be equipped with high-efficiency Heat Recovery Ventilators (HRVs)
- Air conditioning in every suite to help manage extreme heat and promote user comfort.
- Generous landscape planting, hedges and new trees at grade to mitigate stormwater run-off.

& Form of Develog
The proposed building is six-storeys in height with recesses in plan along the streetface and sides to provide for generous balconies and to break up the massing. Over 1400sf of indoor amenity space is provided on the ground level with co-located
outdoor amenity space to the north. All private patios, the amenity terrace space, and the residential entry court are shrouded in landscape planting, hedges and trees to ensure privacy to the neighbouring sites.

The principal residential entry is central to the building and faces onto Ash Street. The residential lobby is recessed within a portal frame to give it a distinct presence and to provide a covered space for Class B bicycle parking. The parkade
entrance ramp is off of the lane, and is wrapped in a concrete structure which supports the northwest corner of the building which cantilevers over the ramp. There are two levels of underground parking, with all Class A bicycle storage on level P1

The project proposes high quality materials on all sides. There are two tones of brick veneer, cementitious panels and siding, a combination of glazed and picket guardrails, and metal panels at select locations. To inject warmth, wood-toned
accents line the balcony soffits and define the entry lobby.

The form of development seeks to vary from the existing RS-1 zoning with additional height and density in line with the Cambie Corridor Plan and the Built Form Guidelines set out by the City of Vancouver. The building form proposed will provide
high quality living spaces and its location on Ash Street near transit, green spaces, commercial districts and the Heather Lands, is well suited to handle the additional density.

View Cones
The proposed site is not affected by any View Cones.
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9229-5249 Ash Street - Context & Adjacency Plan
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5229-5249 Ash Street - Site Analysis
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9229-5249 Ash Street - Project Statistics

FSR Summary
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- Proposal includes a childcare facility, a school, a park, public open space,
office space, retail space and a cultural center.

FUTURE POTENTIAL DEVELOPMENT

. FUTURE 35th AVENUE CONNECTION
BHA Architecture Inc.

28 Wt 12t Av c
6047308100 s

project:

SECURED RENTAL
HOUSING DEVELOPMENT
5229-5249 Ash Street
Vancouver B.C.

Pennfatthing

consultant:

drawn: date:

DM June 2025
checked
scale: project no.

nts -
sheet title:

3D Perspectives

» v
AERIAL VIEW LOOKING SOUTHEAST P4B4 Elevations v

Sheetno.:

ABO3 iR

plotted: 25929 95230 AM




5229-5249 Ash Street - Shadow Studies

SPRING EQUINOX

W 37th Ave

W 37th Ave

W 37th Ave

Heather Lands

W 37th Ave

revisions:
no[ date [description

issues:

2021-08-25
2022:02-09
2025.07-29
2025-10-01

MARCH 20 - 10am

FALL EQUINOX

I

=0 i

MARCH 20 - 12pm

W 37th Ave

W 37th Ave

MARCH 20 - 2pm

W 37th Ave

SEPTEMBER 22 - 10am

NOTE: Shadow studies conducted at Pacific Daylight Time (PDT: UTC-7:00).

SEPTEMBER 22 - 12pm

Heather Lands masterplanned redevelopment with future buildings between 3 and 28 storeys.

SEPTEMBER 22- 2pm

MARCH 20 - 4pm

SEPTEMBER 20 - 4pm

NORTH

I"

BHA Architecture Inc.

project:

SECURED RENTAL
HOUSING DEVELOPMENT

e

consultant:

NTS P-484

sheet title:
Shadow Studies

Asl0 | B

plotted: 25929 952:34 AM




Legend
— - Property Line
,,,,,, Building Setback N

,,,,,, Overhead Canopy

Storm Water Detention Tank

Project:

©
8 = [
‘ & — @ Privacy Screen
\ {
| ! www,  6'HighPL Fence
|\
BG/ 97.2f ‘ Childre
PII;A"
: 575m 1=
a o
‘ ‘ o Materials & Furnishing Legend
T maupATISO% ©
‘ k@ - Shrub and Perennial Planting
A 20o507t1  Rezoring s
‘ ‘ N Stree Trees E Privacy hedge no:  [date: e o
| Revisions:
J \ ] sowmatom -
1PBG/97.11
‘ ‘ CIP Concrete
Grave ng Goe E 24x24" Concrete slabs
Foaturo Wallwin Grey
et Signage.
‘ Radross and ighting
- Feature Paving
1PBG/§7.05m FG /971 Feature paving
o ! - 1 J D Poured in Place Rubber Resilient
‘ ! ] — Surfacing
| 56 T 1 5 1 | L Gravel
I ravel
‘ =z ) I A S Level 1 o
< e FFE 97.5m = Decorative grave
- B i 3| mmiw B [7p]
[ = ! 4 4 Stackable Masonry Block DURANTE KREUK LTD. LANDSCAPE ARCHITECTS
T I I Walis 102- 1637 West St Avenue - Vancouver B.C. V6 1N
| \ f i | 2 PoosssiaE | FanissiosTr | e isoss
S { ‘ [ <C CIP Concrete Walls
i i llge= s caen:
1 i I -’7 \ I 12 Outdoor Cooking with BBQ and
an \ | o BllE 4 F=wa
o— o e Pennyfarthing
‘ i El Play Equipment

Wall Light
Sheilded, Down lit, Energy Efficient

SECURED RENTAL
HOUSING

‘ s \1_!
. = m—_ DEVELOPMENT
- o |
PuT : ; 5229 -5249 ASH STREET
VANCOUVER, BC

‘ BG /96.8m 4 fE e O )
‘ *® -—- - S b : Drawn by: 5

; Privacy sreen ‘ Checked by: DC

\ Date: 2025-07-11
— — Scale: 1:100
T Drawing Tite:

Materials Plan

Project No.:

21111

Sheet No.

Concrete Paving Slab: Fealure Paving Children's Play

Evergreen Shrubg Evergreen Hedging]

L-1.0






