
Patrick Mah Presentation to City Council on 12 July 2011 
 
 
Mayor, members of Council, press, public audience. My name is Patrick Mah. I am unable to 
attend today's rezoning hearing, but have authorized Joseph Jones to read my presentation. 
 
During the past weekend, I spent two evenings door-to-door visiting and talking to residents 
living on Duke and Ward St, the two blocks north of Kingsway where 2699 Kingsway rezoning 
has the highest impact on their day-to-day life. 
 
As with typical neighbourhood in Vancouver, they are hard working homeowners and renters 
who live there for many years, purchase their dream homes there, build their families there, pay 
taxes to the city and enjoy a peaceful sun filled, tree lined neighbourhood. All these will be 
forever changed without the neighbourhood majority consent. During the course of my 
conversations with these residents, here are the key residents' concerns needing the Councillor 
to listen and I want to express for these residents who are unable to come: 
 

1.   The residents agree that changes are needed but they are dissatisfied the poorly 
conducted City consultation process that started three years ago, the resulting City's 
unilateral Norquay redevelopment plan that imposed rezoning changes not supported by 
the residents, and the lack of information thereafter. 

 
2.   The residents spoken to are all unaware the Urban Design Panel approves the rezoning 

of 2699 Kingsway on May 4, 2011 from a C-2 to CD-1, increasing FSR from 2.5 to 3.8, 
allowing height reaching 118', permitting a structural increase of 4 additional storey to 
12. The residents unanimously do not agree the new building should cause a shadow in 
their yards or into their living spaces. Data from National Research Council, the median 
sun shadow factor for Vancouver between 9am and 5pm is 1.78, average 3.64 and 
maximum 92. At its maximum, the shadow of this 118' building will reach 10856 feet or 
the length of 91 standard lots combined. This sun shadow will reach far beyond the 
daycare behind the proposed site. During the UDP, the developer's concern was for the 
daycare only and totally ignore the basic need of adequate sunlight for surrounding 
residential buildings. 

 
3.   The City short notice to tonight hearing left most residents unable to attend the hearing 

because of work and those with second languages wanted to voice their rezoning 
disapproval but could not due to no translation services from the city. 

 
4.   Overall, all residents are heartbroken that Council had not listen to their earlier concerns 

and opposition to City's unilateral redevelopment plan. They felt completely powerless, 
frustrated, and victimized by the council. 

 
5.   Most importantly, all residents are not aware that the Council has granted this site a 

“special site status” exempting it from height restrictions. As a result of Council further 
approving row houses for their streets as buffer zone, the residents also strongly believe 
that they are eventually against their wishes forced out from their existing 
neighbourhood, that they would be poorly compensated for their properties and would be 
unable to buy back, that ensuring wait for developer to buy their properties will be a long 
and painful process, and those not able to move financially would have to endure the 
lost of use from their homes and properties. 



In summary – 
 
 
Council imposed a Norquay redevelopment plan that is not endorsed by the community. The 
city planner claimed consultation was held with the communities, there were no City Council 
actions to reflect the concerns of the existing residents regarding dramatic change in density, 
height and special sites. 
 
 A City of Vancouver Urban Design Panel approves the rezoning of 2699 Kingsway on May 4, 
2011; this session was held with no public input ... strictly based on the words of 
developer and city planners, Council approved the rezoning again without public input 
and without neighbourhood supports. 
 
Council said this site is one of special sites and would achieve maximum public benefit – again 
there is no public or neighbourhood endorsement of any designated site as special site, 
therefore 2699 Kingsway should be kept as C-2. 
 
Sun shadow ranges from low 1 to minimum 92 or higher, which means many existing houses 
will be overshadowed by the proposed building. 
 
Council is working on the assumption that Duke and Ward would become Transition Zones with 
3 to 4 storey buildings : this Council assumption is without merit and may not ever happened if 
there is no development for the whole street. Until such development if and ever happened, 
residents owners currently in those streets are victimized and will suffer lack of sunshine and 
privacy, suffer psychological damages from property depreciation, and suffer the lose of existing 
conditions to have a reasonable living environment. 
 
Council is destroying a peaceful neighbourhood, disrupting the identity of my community, 
disrespecting the current residents concerns, and bringing us total loss of privacy and sunshine. 
We request Council to keep extreme vertical height OUT of our residential areas in Vancouver 
and out of my neighbourhood. I with all the residents of Ward and Duke Street oppose to the 
rezoning of 2699 Kingsway and request the Council to do the same to reverse the rezoning 
application back to C-2. 
 
 
 
Thank You. 
Patrich Mah 


