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February 9, 2017 
 
Eszter Csutkai 
Eszter Csutkai Architect 
803 - 1030 Burnaby Street 
Vancouver, BC   
V6E1N8 
 
Dear Ms. Csutkai: 
 
RE: 4412 Nanaimo Street 

Development Application Number DP-2016-00558 
 

 
On behalf of the Director of Planning, your application has been approved to develop on this 
site a four-storey Multiple Dwelling building containing nine Dwelling Units and three Lock-Off 
Units with five surface parking spaces at the rear of the site having vehicular access from the 
lane. 
 
A permit may be issued upon the completion of the revisions and conditions noted below 
under items 1.0 to 2.4 of this “prior-to permit issuance” letter. 
 

IMPORTANT!!!    HOW TO SUBMIT YOUR REVISIONS 
 
Arrange a meeting by calling at least two days in advance of your drawings being ready for 
submission. Partial submissions will not be accepted.  You may contact Kyle Pringle at 
kyle.pringle@vancouver.ca, 8:00 a.m. to 4:30 p.m., Monday to Friday.  Please do not mail, 
drop-off or courier your response because this will delay the processing of your application.  
The purpose of the meeting will be to complete a preliminary review of your submission 
which must include your revised drawings and a written explanation describing how you have 
addressed each of the conditions. 

 
1.0 Prior to the issuance of the Development Permit, five (5) sets of revised drawings shall 

be submitted, to the satisfaction of the Director of Planning, clearly indicating: 
 
 Urban Design conditions: 

1.1 further design development to enrich the relationship to the residential 
streetscape of East 28th Avenue, including the following; 
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(i) emphasis on the expression of individual units and porches; 

(ii) ground floor entry doors facing and visible from East 28th Avenue; 

(iii) variation in the wall plane and roof line to improve relief and shadow 
lines;   

(iv) cohesive grouping of windows, porches, steps, yards and secondary roof 
forms; 

(v) provision of useable ground-floor private outdoor open space; 

1.2 design development of the rear yard interface between the common courtyard, 
landscape terracing, parking, and building to enhance the liveability of the 
adjacent dwelling units including indication strategies to address: 

(i) compliance with horizontal angle of daylight, 

(ii) security, privacy and landscape screening; 

(iii) provision of high-quality materials; 

(Note to Applicant: Review of additional drawings or information may result in 
further review comments.) 

1.3 design development to reduce apparent bulk and massing; 

(Note to Applicant: This may be achieved by reducing the height and massing of 
the shed dormer roofs, allowing the primary roof forms to read more 
prominently.  Consider gabled dormers rather than shed dormers. See also 
Development Review Branch condition 1.10.)  

1.4 design development to improve the architectural expression of the south 
building elevation; 

(Note to Applicant: Walls likely to remain exposed for the foreseeable future as 
a result of low-scale adjacent development should be designed with high-
quality materials and consideration for rationale window grouping, textures or 
treatments.  Exposed concrete foundation walls should be minimized to within 
1.00 ft. of finished grade and screened with landscaping.) 

1.5 design development to relocate bike storage lockers, shown adjacent to the 
Nanaimo Street property line, out of the front yard; 

(Note to Applicant: This may be achieved by locating the bike lockers in a less 
conspicuous location such as under the stairs or in the rear yard with the other 
lockers. See Engineering Services condition 1.18) 

1.6 provision of enlarged sections showing the relationship between the ground 
floor and adjacent site conditions;  

(Note to Applicant:  Enlarged sections should have a minimum scale of ¼” = 1’-
0” and include notes and dimensions. Sections should at a minimum be 
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provided at indicative conditions on each façade and include property lines, 
stairs, patios, retaining walls, landscaping, and other existing adjacent on-site 
and off-site conditions as applicable.  Review of these drawings may result in 
further design comments.)  

1.7 provision of typical large scale details to sufficiently understand the proposed 
architectural expression including: screen walls, siding, fascias, trims, planters, 
guardrails, and other typical exterior details;  

(Note to Applicant: Details should generally be in section, at a large scale 
(1½”=1’-0”), and include notes and dimensions.  Review of these drawings may 
result in further review comments.) 

1.8 provisions for Crime Prevention Through Environmental Design (CPTED) 
including: 

(i) having particular regard for mischief in alcoves and vandalism such as 
graffiti, 

(ii) defensibility and reduce opportunities for break and enter and 

(iii) mail theft; 

(Note to Applicant: Ground level units are most susceptible to break and enter.  
Strategies should be indicated on drawings and may include: defined individual 
unit access, path lighting and clearly delineated private outdoor open space.  
Low gates and fences separating the ground level access to stairs, patios and 
the rear common courtyard can be considered.  Secure mailboxes should be 
located in a visible, well-lit area.) 

1.9 consideration to identify on the Architectural and Landscape Drawings of any 
built and landscaped features intended to create a bird friendly design; 

(Note to Applicant: Consider including bird friendly plants on the plant palette, 
enabling bird habitat conservation and bird habitat promotion. Refer to the 
Bird Friendly Design Guidelines for examples of built features that may be 
applicable, and provide a design rationale for the features noted. For more 
information, see the guidelines at: 
http://former.vancouver.ca/commsvcs/guidelines/B021.pdf.) 

Development Review Branch conditions: 

1.10 compliance with Section 4.3.1 Height of the RM-7N District Schedule; 

(Note to Applicant: The upper and lower roofs shall be lowered to maximum 
geodetic elevations of 298.26 ft. and 296.53 ft., respectively. Also, the true 
peak height (the top of the upsloped eaves) shall be noted on the Elevation 
Drawings; the intersection of the shed and gable roofs is not the peak height.)  

1.11 compliance with Section 4.5 Side Yards of the RM-7N District Schedule; 
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(Note to Applicant: The proposed side yards (dimensioned to both cladding and 
the foundation wall) shall be noted on the Site Plan.) 

1.12 compliance with Section 4.10 Horizontal Angle of Daylight of the RM-7N 
District Schedule; 

(Note to Applicant: Ensure the windows in the habitable rooms in Units 2 and 6 
comply with the provisions of Section 4.10.3 and 4.10.4(b).) 

1.13 compliance with Section 10.15.1(a)(i) Living Accommodation Below Finished 
Grade of the Zoning & Development Bylaw; 

(Note to Applicant: Ensure that the bedrooms at the rear of the building on the 
first storey are not more than 4.92 ft. below finished grade.) 

Landscape Review conditions:  

1.14 design development to replace the existing large coniferous trees that will be 
removed to facilitate this development; 

(Note to Applicant: Propose at least two ‘Part 1’ Evergreen Trees. It is strongly 
suggested that: 

(i) One of the mentioned trees be proposed at the North-West corner of 
the site. The roots of this proposed tree must not be bounded by any 
retaining walls. Therefore, please relocate the retaining wall in this 
area to be directly parallel to the adjacent stairs and porch, allowing 
the roots of this tree to spread to the north-west.  

(ii) One of the mentioned trees be proposed at the North-East corner of the 
site. This tree should be relocated in between the northern property 
line and the garbage enclosure. This tree must also not have root 
impediments such as retaining walls. Avoid the use of walls or fences 
directly adjacent to this tree. 

(iii) These trees should be Deador Cedar or Atlas Cedar. 

(iv) The only tree taken out of the proposed landscape plan is the Katsura 
Tree in the north-west corner in order to facilitate the above requests.) 

1.15 design development to improve Nanaimo Street streetscape by softening the 
massing of the western yard;; 

(Note to Applicant: Delete the fencing within 15.00 ft. of the western property 
line; privacy can be achieved through planted landscaping. Any remaining 
fencing in the in the western yard has a maximum height of 4.00 ft. 

The retaining walls that were west of the bike lockers abutting Nanaimo Street 
should be deleted or shifted. If the retaining wall cannot be completely 
deleted it should be shifted 4.00 ft. to the east. The area that was recently 
proposed as bike lockers should be a garden that has tiered planting increasing 
in height as it gets closer to the development. 
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The retaining walls that are west of the stairways leading to units 3, 4, 5, 8, 
and 9 should be moved 2.00 ft. to the east. This will allow for evergreen 
landscaping to be planted at the base of the wall rather than on top of it, 
softening the massing of the overall development.) 

1.16 design development to improve the East 28th Avenue streetscape; 

(Note to Applicant: Further to Urban Design condition 1.1, the frontal 
expression of Units 1 and 2 need to have a stronger relationship with East 28th 
Avenue. Due to increasing the frontal expression of these units towards East 
28th Avenue, the proposed trellis/arbour with a door, planter boxes, and fence 
is not appropriate north of Units 1 and 2. Privacy for these units can be 
achieved through the use of small statured, multi-stemmed trees such as 
Japanese Maples, Magnolias, Vine Maples, etc. Further to the small statured 
multi-stemmed trees that will provide privacy, there should be a tiered garden 
that increases in height when approaching the building.  

Also, the retaining wall that is West of Unit 1’s entrance should be shifted to 
the south to allow for landscaping to be put at the base of it.) 

1.17 design development to improve the South Elevation; 

(Note to Applicant: See also Urban Design Condition 1.4. Any exposed 
foundation should be screened through the use of an evergreen planted 
landscape.) 

1.18 design development to soften the overall massing of the development; 

(Note to Applicant: Where walls or fences are provided, they should be 
combined with soft evergreen landscape to provide visual depth, screening, 
and layering. These evergreen plants should be placed at the base of any 
retaining walls or fences on the side that faces the public realm.) 

1.19 design development to increase the fencing’s compatibility with the 
streetscape; 

(Note to Applicant: The maximum permited height of side yard fencing in this 
development is 4.00 ft. Considering there are front-entrances off of Nanaimo 
Street and East 28th Avenue, the only fencing that is permitted east of the 
proposed parking. Please note that the accumulative height of a fence and wall 
is 4.00 ft. in this area.) 

1.20 design consideration to incorporate aspects of Vancouver’s Bird Friendly Design 
Guidelines; 

(Note to Applicant: This project has an opportunity create a park-like ambiance 
by attracting birds. The use of Sword Ferns is strongly recommended as they 
provide habitat for ground nesting birds like the Spotted Towhee. For more 
information, see the guidelines at: 
http://former.vancouver.ca/commsvcs/guidelines/B021.pdf) 

1.21 provision of a legible Landscape Plan; 
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(Note to Applicant: The provided Landscape Plan has an opportunity to improve 
its legibility in the areas of increasing line-weight and shading variation, reduce 
crowding of information, etc. Further comments may be outstanding based on 
the improved ability to interpret the Landscape Plan.) 

1.22 provision of providing existing and proposed grades; 

(Note to Applicant: The existing and proposed grades need to be noted. Either 
submit a separate plan showing grades or carefully integrate the grading 
information onto the Landscape Plan being mindful of the legibility.) 

1.23 provision of Landscape Elevation Drawings that accurately detail existing and 
proposed grades along each property line; 

Engineering Services conditions:  

1.24 provision to correct the Building Grades in the lane, provide design elevations 
at the property line adjacent to all entrances and at all four corners of the 
parking stalls, and note the slopes of the stalls on the drawings; 

1.25 consideration to locate the Class A Bicycle spaces in a Bicycle Storage Room; 

1.26 provision to locate all boulevard landscaping a minimum of 1.00 ft. from the 
City’s sidewalk. 

2.0 Condition(s) to be met prior to the issuance of the Development Permit: 

Development Review Branch conditions: 

2.1 Arrangements shall be made, to the satisfaction of the Director of Planning and 
the Director of Legal Services, for a covenant pursuant to Section 219 of the 
Land Title Act to be registered, restricting subdivision or strata titling of the 
proposed Lock-Off Units. 

2.2 Compliance with Section 4.15 Acoustics of the RM-7N District Schedule. 

(Note to Applicant: A full Acoustics Report shall be submitted demonstrating 
that the proposed design is in compliance with the maximum decibel levels 

Engineering Services conditions:  

2.3 Consolidation of Lots 1 and 2 to create a single parcel. 

2.4 Arrangements shall be made to the satisfaction of the General Manager of 
Engineering Services and the Approving Officer for the dedication of the East 
4.00 ft. of the site for lane purposes. 

A subdivision is required to effect the dedication.  A subdivision plan and 
application to the Subdivision and Strata Group is required.  For general 
information see the subdivision website at: 

http://vancouver.ca/home-property-development/apply-to-subdivide-or-join-
properties.aspx 
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2.5 The General Manager of Engineering Services requires all utility services to be 
underground for this “conditional” development.  All electrical services to the 
site must be primary with all electrical plant, which include but not limited to 
Vista switchgear, pad mounted transformers, LPT and kiosks (including non-BC 
Hydro kiosks) are to be located on private property with no reliance on public 
property for placement of these features. It is presumed with your consultation 
so far with B.C. Hydro that an area has been defined within the development 
footprint to accommodate such electrical plant. Please confirm that this space 
has been allocated and agreement between both parties has been met.  In 
addition, there will be no reliance on secondary voltage from the existing 
overhead electrical network on the street right-of-way. Any alterations to the 
existing overhead/underground utility network to accommodate this 
development will require approval by the Utilities Management Branch.   

3.0 Conditions of the Development Permit: 

3.1 All approved off-street vehicle parking, loading and unloading spaces, and 
bicycle parking spaces shall be provided in accordance with the relevant 
requirements of the Parking By-law prior to the issuance of any required 
occupancy permit, or any use or occupancy of the proposed development not 
requiring an occupancy permit, and thereafter permanently maintained in good 
condition. 

3.2 All landscaping and treatment of the open portions of the site shall be 
completed in accordance with the approved drawings prior to the issuance of 
any required occupancy permit, or any use or occupancy of the proposed 
development not requiring an occupancy permit, and thereafter permanently 
maintained in good condition. 

(Note to Applicant:  In cases where it is not practical, due to adverse weather 
conditions or other mitigating factors, to complete the landscaping prior to 
occupancy of a building, the City will accept an Irrevocable Letter of Credit 
[amount to be determined by the City] as a guarantee for completion of the 
work by an agreed upon date.) 

3.3 In accordance with Protection of Trees By-law Number 9958, the removal and 
replacement of trees is permitted only as indicated on the approved 
Development Permit drawings. 

4.0 Notes to Applicant: 

4.1 It should be noted that your Development Permit will be issued when you have 
complied with all the above conditions.  However, if these conditions have not 
been complied with on, or before March 15, 2017, this Development 
Application may stand refused. 

4.2 A new Development Application will be required for any significant changes.  
This approval is subject to any change in the Zoning and Development By-law 
or other regulations affecting the development that occurs before the permit is 
issuable.  No permit that contravenes the by-law or regulations can be issued. 
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4.3 If this Development Application included a written notification of neighbouring 
property owners or other interested parties, a copy of this letter will be sent to 
all respondents advising them of the decision. 

4.4 The Canadian Electrical Code regulates high voltage overhead conductor 
clearances from structures and dielectric liquid-filled transformer clearances 
from combustible building surfaces, doors, windows and ventilation openings. 
All structures must have a horizontal distance of at least 3 m from existing BC 
Hydro high voltage overhead conductors.  Combustible building surfaces, 
windows, doors and ventilation openings must be located at least 6 m from 
dielectric liquid-filled, pole-mounted BC Hydro transformers, unless an 
acceptable non-combustible barrier is constructed between these transformers 
and combustible building surfaces, doors, windows or ventilation openings. 

 If the building design cannot meet these requirements, modifications must be 
made.  If you wish to discuss design options, please contact Electrical 
Inspections at 604.871.6401. 

4.5 This site will be affected by a Development Cost Levy By-law.  Levies will be 
required to be paid prior-to issuance of Building Permits.  For more 
information, please refer to the Development Cost Levies Information 
Bulletin, available at the Planning Department Reception Counter, or online 
at vancouver.ca/financegrowth.  The next increase is scheduled for 
September 30, 2017; projects without a Building Permit in process will be 
charged at a higher rate.  Additional information about the increase can be 
found at vancouver.ca/commsvcs/planning/infobul1.pdf. 

 
 
Yours truly, 
 
 
 
 

 
Kyle Pringle 
Kyle.Pringle@vancouver.ca 
(604) 873-7088 
 
KP/jl 
 
cc: Jason Olinek, Development Planner 

Adam Finlayson, Landscape Development Specialist 
Terry Wilson, Engineering Services 
 
 
 
 


