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51031 + 1039 BURNABY STREET | Rezoning Application

Introduction

01.
The Boxer Group of Companies intend to enter into a binding agreement with VRS Communities 
through a Memorandum of Understanding (MOU) to collaboratively deliver a project that 
maximizes affordability and accessibility. The partnership aims to develop an application where 
VRS will purchase and retain ownership of 60 non-market rental units, focusing on providing 
housing solutions for individuals requiring accessible and affordable housing.

VRS Communities, with over 50 years of experience, has a proven track record of developing 
housing and wrap-around supports that allow individuals with disabilities, seniors, and other 
vulnerable populations to live independently in the community. Details about VRS Communities 
and their operational expertise have been included to highlight their capacity to deliver this 
project successfully.

The partnership between Boxer Group of Companies and VRS Communities at 1031 and 1039 
Burnaby Street represents a unique opportunity to develop much-needed affordable housing 
in Vancouver’s West End. Ideally located near transit, green spaces, and essential services, this 
project will provide a solid foundation for individuals and families to thrive while meeting the 
growing demand for accessible and affordable housing in the region.

Rezoning Application For: 
Rental Apartment Development at 
1031 & 1039 Burnaby Street
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Rezoning Letter
Rezoning Application – 1031+1039 Burnaby St, Vancouver, BC.

              Page 1 of 7                          

City of Vancouver
co/ Planning Urban Design and Sustainability Dept.
Rezoning Centre
515 West 10th Ave,
Vancouver, BC. Canada
V5Z 4A8

June 26, 2025

Attention: Tess Munro MCRP, Rezoning Planner | Rezoning Centre          
via email to: tess.munro@vancouver.ca

Re: Rezoning Application to Rezone 1031+1039 Burnaby St., Vancouver, BC.

Disclaimer Regarding Non-Market Housing Partner

Boxer Holdings Ltd. intends to enter into a binding agreement with Vancouver Resource Society (VRS
Communities) as the designated non-market housing partner for this project. However, the Owner expressly 
reserves the right to substitute VRS with another qualified non-profit housing provider or to directly oversee the 
delivery of below-market housing units. This flexibility is necessary to ensure the feasibility and timely delivery of 
the project, particularly in the event that VRS is unable to secure sufficient equity or financing to fulfill its 
commitments

Dear Tess,

Thank you for reviewing our previously submitted Letter of Enquiry submission and providing your 
response letter dated, March 5, 2024 with Staff advice. The Project Team has reviewed the letter and we 
are submitting this Rezoning submission on behalf of the owner, Boxer Holdings Ltd. with a request to 
consider our application for rezoning from Residential Multi-Family (RM-5A) to Comprehensive 
Development (CD-1). 

The intention of the proposed development is to designate the below-market housing to Vancouver 
Resource Society (VRS Communities). VRS Communities brings over 50 years of providing and
operating housing units directed at inclusion and affordability for a range of clients requiring assistance.
VRS, with the support of Boxer Holdings Ltd., believe in building a future of multi-generational housing, 
where individuals can live in the communities they have come to love, without being isolated by age, 
ability or family income.

The proposed rezoning would convert 2-existing RM-5a lots with a total of 47 existing rental units to be 
consolidated to accommodate a new 32 storey plus a 1-storey Amenity roof-level residential building, 
including a 6 storey Podium, with 329 secured rental units. 20% of the residential floor area would be for 
below-market rental (BMR) units The proposed FSR is 12.23 and height is 90.2 m (296 ft.) under the
West End Community Plan and Rezoning Policy – Area E, and Burrard Corridor Plan – Area G. To 
support this unique community, the proposed rezoning would also allow for an active link path leading 
from Pantages Lane to Burnaby St., in recognition of the West End Community Plan’s objective to create 
interconnectivity through to the Davie Street Village and to support the local merchants.    

The Project has responded to Council’s motions of October 4, 2023, which is:
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To initiate a review of view protection guidelines in the city to understand how much housing, job 
space, hotel space, public benefits and affordable housing could be built on sites restricted by 
these guidelines, and to eliminate obsolete low priority view cones,

and Council’s approved motion of July 10, 2024, repealing the View Protection Guidelines (1989, last 
amended 2023) and approve the Public Views Guidelines which directs staff to:

Remove Public View 12.1(.1, .2 and .3) – Granville Bridge from Council-approved public views,
including Staff analysis of additional storeys added over the 123 properties affected. (note:
1031+1039 Burnaby St., is identified to support an additional 20 storeys to a height of 41 
storeys).  

                                             

with further Council directives for staff to: 
Report back on the impacts of changing the solar access timeframe from 10 am to 4 pm PDT to 
10 am to 2 pm PDT from the spring through the fall equinoxes by Q1 2025,
To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods 
and assess the impacts of shadow policies on the delivery of housing and jobs space;

                                                                                     

The addresses for this site consist of approx. site area of 17,295 sf with approx. overall dimensions of 
132’-0” x 131’-0” depth and consisting of 2 lots total:

1031 Burnaby St (approx. 66’-0” x 131’) = 8,647 sf
1039 Burnaby St (approx. 66’-0” x 131’) = 8,647 sf

INTRODUCTION

The proposed 32-storey plus L33 Amenity roof-level residential Tower with 6-storey Podium is to be a 
100% Secured Market Rental Residential with 20% (by area) of the units to be below-market rental as 
prescribed under the City’s policies; 

West End Community Plan and Rezoning Policy for the West End (2013, amended 2023),
o Rezoning for Area E is permitted for 100% rental with 20% as below-market rental.

Burrard Corridor Plan (Area G) - West End Community Plan
West End – Tower Form, Siting, and Setbacks (2017, amended 2023)
West End RM-5A Guidelines (1989, amended 2022)
Tenant Relocation and Protection Policy
Development Rezoning Enquiry Guidance Documents for Sewers – Sept 2018, and supporting 
documents: 

o Rainwater Management Bulletin – August 2022,
o Groundwater Management Bulletin – July 2018 

Green Buildings Policy for Rezoning Process and Requirements – amended July 27, 2023,
And overall Zoning and Development Bylaw 3575, and Parking Bylaw 6059.
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The proposed 100% assured rental Project adheres to the principles of the policies, guidelines,
principles, and goals of the West End Community Plan and Rezoning Policy – Area E, and Burrard 
Corridor Plan – Area G, through the provision of providing rental housing in 33 Stories, with 12.23 FSR.
The proposed Project includes provision for 20% of the net floor area being offered at below market 
rents. It is projected the proposed Project will add a total net gain of 329 market rental units including
20% (by area) below-market (BMR) units, of which 44% are family units, to the City of Vancouver’s 
secure rental stock, located in the highly walkable West End of Downtown Vancouver. The BMR units 
will be designed to suite the clients of VRS Communities, who will be operator and property managers of 
such units within the overall building.   

The Project supports the vision of the local neighbourhood context as a mid-block site which will 
contribute to future evolutions of the Davie Street Village and the City’s indication of mid-block pedestrian 
improvements from Davie St through to Pantages Lane with sensitive and respectful transitions, green 
connections, maximized sunlight, and varied built form are incorporated within our proposed rental 
project.  

Attached to this letter is our: Detailed Development Statistics Summary, preliminary proposed 
Architectural and Landscape Architectural diagrammatic drawings illustrating the development, and 
overall form of development, supported with legal survey information and an arborist report. 

The highlights of the proposal are summarized and as follows:

Context Description:
The site is within the West End Community Plan and Rezoning Policy – Area E, and Burrard Corridor 
Plan – Area G and consist of 2 low scale RM5a Lots, each with a 3- storey building from the 1950/1960’s 
containing 47 total rental units within the two buildings. None of these buildings are listed on the heritage 
inventory. Since 1956 to current, the Sites/buildings have been continuously owned, acquired,
maintained, and operated by the same Owner (the Boxer family). Today, the buildings are functionally 
obsolete, due to their age, layouts, and material lifecycle. The existing 1031 Burnaby St Building is of 
particular concern, as the lane accessed surface parking is located below the overhanging 2nd floor, 
creating a deep overhang attracting ongoing CPTED issues.         

From Thurlow St. to Burrard St., oriented on the north side of the 1000 Block Burnaby St, the entire block 
is composed of 5 total site parcels equally sized with 132ft frontages (except for 1025 Burnaby St, which 
contains a recently constructed 5 storey Building on a 66ft wide lot.). The Subject Site is located mid-
block amongst a neighbourhood which has been undergoing new redevelopment occurring with new 
Tower forms.   

The context of this site is unique as the Burrard Corridor Plan – Area G and Area F envisions future 
densification consisting of new high-rise towers (both residential only and combined 
residential/commercial, of varying heights). Many of the approved applications/future high-rise towers are 
planned to be 300ft in height within Area G and 480ft in Area F. The Area G plan envisions residential
Tower form-of-developments, on lot size with 132 frontages. Further, the site is located on Pantages 
Lane serving both the north side of Burnaby St and the south side of the commercial fronting Davie
Street Village. Burnaby St. is also identified as a potential new/improved pedestrian and cycling route. 
The site is also located within a ½ block proximity from Burrard St, cycling network. 

The Proposed Rental Project takes into consideration both the current existing context, and the vision of 
the immediate future densification of the Area G and Area F Plan, and for the eventual growth of sites 
along Davie St, to their zoning potential. For reference the list of approved applications / future high-rise 
towers are as follows:
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Evolving Context of Burrard Corridor Plan – Area G and Area F
(approved applications / impending future high-rise towers)

Rental 1068 Burnaby St. (Strand / Intercorp 
Developments)

Under Rezoning 300ft / 34 stories / 12.25 FSR

Rental 1098 Harwood St. (Bosa Properties) DP Approvals 300ft / 33 Stories / 12.55 FSR
Rental 1065 Harwood St. (Bosa Properties) DP Approvals 300ft / 33 Stories / 12.55 FSR
Rental 1065 Pacific St. (Wall Financial Corp) Under Rezoning 300ft / 32 Stories / 11.19 FSR
Strata / 
Mixed 
Use

1157 Burrard St. (Prima Properties) DP/BP Approvals 469ft / 47 Stories / 13.37 FSR

Rental 1045 Burnaby St., (Gracorp) BP Approvals 159 ft / 16 Stories / 6.33 FSR

Program & Function:
The proposed project will offer a variety of unit sizes under a 100% Secured Market Rental tenure, along 
with incorporating the prescribed 20% (by area) of the units as Below-Market Rental component as per 
the Burrard Corridor Plan – Area G vision. Located to the east side of the site at the ground Level L1, will 
be an 2102 sf Gym Amenity space with associated 590 sf secured outdoor amenity space, and to the 
west of the site, will be an 705 sf Amenity Library-Lounge Room adjacent to an 30ft wide at-grade linear 
garden with active link path leading from Pantages Lane to Burnaby St. Along Pantages Lane we have 
identified place recognition opportunities as an opportunity to enhance the West End Community and 
Davie Village engagement. Further, units facing the proposed landscaped “active link” will support this 
through-site connection. All units will have individual open-balconies.  

At grade, along Burnaby St, the tower’s 6 storey podium offers a scale indicative of great Vancouver 
streets along with landscaping and visually open screening. The Building’s entry will provide clear visual 
ques, to the street.    

Beyond Level 1 indoor amenity with at-grade active link, the project incorporates additional indoor / 
outdoor common amenities to serve the build’s occupants. Located at Level 7 a 1758 sf indoor amenities
with an adjoining 1827 + sf outdoor amenity, which includes a secured outdoor Children’s Play area. At 
the rooftop Level 33, is a 772 sf multi-purpose indoor amenity room with an adjoining 469 sf outdoor 
amenity terrace. The L-1, L-7 and rooftop L-33 roof terrace will be programmed to support open-space
activities, family amenities and encourage socialization.   
            

Proposed Development Summary for 1031 + 1039 Burnaby St.
(note: refer to attached Detailed Development Statistics Summary, and preliminary proposed Architectural diagrammatic drawings) 

Site Area: 17,295 sf 
Development Statistics Summary:

Tower: 32 storeys + (approx. 300 ft) + L33 Amenity Level
Podium: 6 storeys

FSR: 12.23
Uses:

# of Residential Units: Total Units: 329 units total
100% Secured Market Rental: 100% units
Below-Market Rental: operatorated and managed by 
VRS Communities,

20% (by area) units

Car Share:

Car Share:

3 Car Share Stalls @ L1 – Lane Lane and Lobby 
Access

6 Car Share Stalls @ P1 – U/G Parking Lane (Elevator) and 
Lobby Access
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Bike Access + facility:

Dog Washing: 

Secure Bike Elevator Access @ L1 – Lane
With Bike Maintenance Facility @ L1– Lane

Lane and Lobby 
Access

Full Dog Wash Facilities Room @ L1 – Lane Lane and Lobby 
Access

Amenities: Amenity Library-Lounge @ L-1 approx. 705sf
Outdoor Amenity @ L1 30ft wide Active Link
Gym Amenity and Exercise Rm @ L-1 2,102 sf
Secured Outdoor Amenity @ L-1 590 sf
Amenity Rooms @ L-7 (Indoor Children’s Play and 
Parent’s Lounge – Quiet Room). with supervision of 
outdoor Children’s Play area.

approx. 1,758 sf

Terrace @ L-7 (Outdoor Amenity) with secured 
outdoor Children’s Play Areas

approx.1,827 sf
open & landscaped

Amenities Lounge Room @ L-33 approx. 772 sf
L-33 Terrace @ Tower Roof Level (Outdoor Amenity) approx. 469 sf

open & landscaped
Pedestrian 

Connections:
Varying width (up to 30ft wide) “Active Link” provided landscaped

Parking: 183 Stalls located underground
Bicycles: 525 total + 18 Class B located underground
Loading: One Loading (class B) + Three Loading (class A) + 

Three Passenger (class A)
Located at Lane and 

below grade 

Applicable plans, policies and guidelines:
Applicable rezoning 

policy: 
West End Community Plan and Rezoning Policy – Area E, and Burrard 
Corridor Plan – Area G
Tenant Relocation and Protection Policy
High-Density Housing for Families with Children Guidelines
And overall Zoning and Development Bylaw 3575, and Parking Bylaw 
6059.  

Development Rezoning Enquiry Guidance Documents for Sewers – Sept 
2018, and supporting documents: 

Rainwater Management Bulletin – August 2022
Groundwater Management Bulletin – July 2018 

Conformance to 
policies and guidelines 

for this site:

The proposal conforms to the prescribe zoning, policies and guidelines for this 
site, except for:

 With the shadowing requirement as identified in the West End Bulletin – 
Tower Form, Siting and Setbacks (2017, amended 2023)
The maximum allowable height of the 91.4 m (300 ft.) as identified in 
the West End Community Plan.

Green Buildings Policy 
for Rezoning proposed: 

The proposal will incorporate the:
Green Buildings Policy for Rezoning Process and Requirements – 
amended July 27, 2023

The project is committed to achieving requirements of the Green Building 
Policy, and its prescribed process at all 3-levels of permitting – Development 
Permit (DE), Building Permit (BU), and Occupancy (OC). 

During our Rezoning (RZ) process a “sustainable design strategy” that 
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articulates the approach to the Green Buildings Policy for Rezoning Process 
and Requirements, being pursued, and will be submitted for review to the City. 

        

Urban Design:
Since our Letter of Enquiry, the Project has undergone a substantial design development, addressing the 
City’s comments and further enhancing the committed to a high standard of architecture and urban 
design. Car share is provided and all parking and loading will be accessed from the lane, with parking 
located in U/G levels. In order to assist the livability along the lane for the neighbourhood, the Assured 
Rental Project is open to allowing for an active link path leading from Pantages Lane to Burnaby St., in 
recognition of the West End Community Plan’s objective to create pedestrian oriented mid-block 
interconnectivity through to the Davie Street Village.    

To align with principles of “great streets”, the Podium level will create visual interest for pedestrians
ensuring an animated streetscape that compliments the City’s goal of transforming Burnaby St., into a 
vital pedestrian and cycling street within the city’s bicycling network. Further, at street level the site will 
accommodate highly programed active Building Amenities with both indoor and outdoor spaces along 
with the “active link” to assist with achieving a vibrant community and the neighbourhood plan.  

As a site with over 132ft frontage, the 6-storey Podium will transition into the tower form to additionally 
support the area’s residential character while incorporating the guidelines and vision Burrard Corridor 
Plan (Area G) of the West End Community Plan. The Rental Project’s overall setbacks, and overall tower 
form and massing follows the recommendations within this section for an interior site. The ground-level 
open space will additionally be support by the addition of usable outdoor space at a roof terrace located 
at the L-7 Level (Podium Roof) and at the L-33 Level, the tower’s roof level. The building’s lobby and 
amenity spaces will support socializing and community by including seating and other programming.      

We have massed the 33-storey tower to the south-east side of the site in response to Tower separation 
analysis for the adjacent neighbouring Tower sites which anticipates a range of housing forms and other 
future Towers of varying height. (Please refer to attached drawings for our urban design analysis.)   

Community Benefits:
The proposed rental project will deliver on the City’s rental housing crisis and will generate significant 
community amenity contributions by including:

100% Secured Market Rental along with 20% (by area) of the units of Below-Market Rental units, 
with a significant number (44%) of the units being larger units (2-bedroom, or 3-bedroom) 
oriented to families 
VRS Communities operated housing units directed at inclusion and affordability for a range of 
clients requiring assistance.
Provision of more affordable rentals with the City’s “Elimination of Minimum Parking 
Requirements – Phase 2 (Nov 7, 2023)” 
Supporting “great streets” and the City’s vision of Burnaby St., as a vital pedestrian and cycling 
street
Providing mid-block pedestrian connections, as desired within the West End Community Plan
through the provision of a landscaped, pedestrian on-site “active link”
Supporting “activated lanes” of Pantages Lane, by providing the place recognition opportunities 
as an opportunity to enhance the West End Community and Davie Village engagement
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REQUEST
We respectfully request written confirmation that the City of Vancouver further support our proposed 
rental project throughout into the rezoning process to CD-1 enactment. 

We recognize the site and Proposed Rental Project submission will require working with staff in a 
consultative and collaborative manner to refine the submission in addressing the next stages of Council 
Approval.

We are happy to meet and receive additional input from yourself/Planning Department to discuss 
requirements and the next steps in our rezoning application.

If you have any questions, or need any clarifications, please do not hesitate to call me. Thank-you for 
your consideration, I look forward to begin working with you.

URBAN SOLUTIONS ARCHITECTURE LTD.

Donald Yen Architect AIBC MRAIC
Principal

CC; Paul Williams, Williams Management Ltd. 
ATTACHMENTS: Issued for Rezoning Submission Drawings and Booklet, dated June 26, 2025
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Matrix of Summary of Compliance to Detail Staff Advice

The proposal does not comply with the maximum allowable height of the Rationale for Compliance - 

Build-Out,  and
Section 03. Design Rationale

Intrusion into the Granville Bridge view cone is not supported.
Compliance - see: page 68 thru page 71
Section 03. View Cone Studies 

Granville Bridge from Council-approved public views)

The proposal does not comply with the shadowing requirement as Rationale for Compliance - see: page 72 thru page 79
Section 03. Shadow Studies
(detailed contextual analysis of shadows along Davie St., 
north side and solar access diagrams) 

The proposal complies with the minimum site frontage of 39.6 m (130 ft.) 
for consideration as a tower development.

Compliance - see: page 40 and page 41
Section 02. Tower Separation Studies, and

m. (7,590 sq. ft.) as a secured rental housing with minimum 20% of the 

Compliance

Form of Development
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The proposal generally complies with the required 24.4 m (80 ft.) tower 
separations, including the development to the east at 1045 Burnaby 
Street to allocate the minimum required distance.

Compliance - see: page 40 and page 41
Section 02. Tower Separation Studies, and

The proposal generally complies with the above grade setbacks as Compliance - see: page 40 and page 41
Section 02. Tower Separation Studies, and

The proposal contributes to the public realm by providing active uses 

an opportunity for enhanced setback and green connection open space. 

Compliance - see: page 56 thru page 59 

Section 03. Landscape Rationale 

Section 05. Landscape Drawings 
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Matrix of Summary of Compliance to Detail Staff Advice
Housing

bedrooms) met separately for both the market rental units and below market rental units. 
Compliance - see: page 84

Applicant to provide unit mix breakdown for both the market rental units and the below 
market rental units, and label the below market units on the architectural drawings.

Compliance - see: page 28 and page 29
Section 01. Rental Housing + VRS Communities, and

Three-bedroom units are highly encouraged for both the market rental units and below 
market rental units

Compliance - see: page 28 and page 29
Section 01. Rental Housing + VRS Communities, and

Below-market units are expected to have the same standards of livability as the market 
rental units.

Compliance - see: page 28 and page 29
Section 01. Rental Housing + VRS Communities, and

be set at a 20% discount to area’s CMHC average rents by unit type. At unit turnover the rent 
can be re-indexed to the current citywide average rent less 20%.

Compliance - see: page 28 and page 29
Section 01. Rental Housing + VRS Communities, and

(Noted and provided)
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Matrix of Summary of Compliance to Detail Staff Advice
Housing

w
it

h
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 G
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Minimum of 2.3 sq. m (24.7 sq. ft.) bulk storage for each family dwelling 
unit (in the unit or within easy access of the unit).  

                  for in suite storage for family units

Compliance - see: page 28 and page 29
Section 01. Rental Housing + VRS Communities, and

(Noted and provided)

A private open space (e.g. balcony) for each family unit which is a minimum 
of 1.8m (5ft11) deep by 2.7m (8ft10) wide. The provision of private open 
space for each unit in the proposed scheme is encouraged.

                     minimum dimensions.

Compliance - see:

(Noted and provided)

Outdoor amenity area to include areas suitable for a range of children’s 
play activities, appropriate in size for the scale of the project, and situated 
to maximize sunlight access. 

                     situated directly adjacent to indoor amenity room.

Compliance - see: page 62 thru page 65

(Noted and provided)

Indoor amenity room, appropriate in size for the scale of the project, to 
allow for the greatest range of uses, and should be adjacent to the outdoor 
amenity room and include a kitchenette and accessible washroom. 
o Applicant to increase the indoor amenity area provision, to         

Compliance - see: page 62 thru page 65

(Noted and provided)

C
hi

ld
ca

re ft.) does not meet the requirements of a City-owned facility.
Compliance
At Staff advice, the proposed Childcare has been removed. 

E
xi

st
in

g 
Te

na
nt

s Requirements for more information on the policy requirements
Compliance - see:
Section 01. Introduction
 (Noted and provided)
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Project Team

Urban Solutions Architecture Ltd. (USAL) is an innovative 

Architect AIBC, MRAIC, and of collaborating architects, landscape 
architects, designers, researchers, and support staff. Our work is 
rooted in humane and ecological sustainability and creative spirit. 
We serve clients world-wide from our studio in Vancouver, BC. 
Canada.

Urban Solutions Architecture Ltd.
Architect

6189 Elm Street
Vancouver, BC

At VRS Communities, we believe in making the impossible possible. 
Since 1972 we have been advocating for persons with disabilities 
for higher standards of living and care. 

We believe every individual has the right to live in their community, 
regardless of age or ability, which is why we expanded our vision 
most recently to also serve Seniors. With the recent expansion of 
11 independent and assisted living communities, as well as ongoing 
new multi-generational developments, we continue to work for 

approach, we stand by our commitment to quality care, and 
looking for new ways forward to improve the lives of our clients.

VRS Communities
#310 - 2006 West 10th Ave.
Vancouver, B.C.

Endall Architecture is a small, design-oriented practice that 
provides architectural and urban design consulting services 
to private sector clients, often in collaboration with other 

knowledge and experience gained over 40 years of practice and 
the completion of multiple complex, urban mixed-use projects 

a number of urban design and planning projects of varying scales.

Alan Endall
Urban Design Consultant

endall
ARCHITECTURE

a  private real estate development and property management 
company.  

We build and then manage  residential apartment buildings across 
the Lower Mainland as well as in Toronto and Montreal.  Our 
mission is to help lower to middle income families live in secure, 
safe and comfortable homes.  We are always thinking long term 

provide the right solution and not necessarily the least expensive. 
We are committed to working with our partners to see this exciting 
project to fruition.

Boxer Group of Companies
Owner

1000-3707 West 7th Ave.
Vancouver, B.C.

BOXER
Group of Companies
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Consultants

Glotman Simpson Consulting 
Engineers Ltd.

Structural

1661 West 5th Ave
Vancouver, BC

#502 - 535 Thurlow Street
Vancouver, BC

development related consultation and engagement. Since 2002, 

facilitate meaningful community engagement processes to bring 
awareness and opportunities for the community to participate 

knowledge of the municipal approvals process, combined 
with hands-on work with community groups and important 

insights that can ultimately improve the way our communities are 
planned, designed and built. 

Pottinger Bird
Community Relations

#102 - 1661 W 2nd Ave
Vancouver, BC

childcare facilities, hospitals and industrial sites, we work closely 
with clients to create vibrant, healthy and memorable places that 

environmental focus, and technical attention to detail.  

Prospect & Refuge
Landscape Architect

Engineering Ltd.

Vancouver, BC

LMDG Building Code 
Consultants Ltd. 

Code

Vancouver, BC

Electrical

2009 W 4th Ave
Vancouver, BC

AB Consulting
Mechanical + Energy

Suite 441, 105-7655 Edmonds St
Burnaby, BC

KM Civil Consultants Ltd.
Civil

110-2920 Virtual Way
Vancouver, BC

Geotech

1779 W 75th Ave
Vancouver, BC

#300 - 225 West 8th Ave.
Vancouver, BC

Williams Management is a respected boutique real estate 

services to clients throughout the Lower Mainland, Vancouver 
Island, and the Interior. With over 25 years of experience, Williams 
Management has a track record of successfully overseeing a 
variety of substantial multi-family residential and mixed-use 
projects from conception to completion.

Williams Management
Development Manager
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Disclaimer Regarding Non-Market Housing Partner
Boxer Holdings Ltd. intends to enter into a binding agreement with Vancouver Resource Society (VRS) as the designated non-market housing partner 

The proposal seeks a CD-1 rezoning to rezone 2-existing RM-5a lots with a total of 47 existing rental units to be consolidated to 

merchants.  

This application, on behalf of Boxer Holdings, will provide a total of 329 secured market rental units, which includes for 20% (by area) of the 

provide a total net gain of 282 units on the site.

rental housing crisis, and to provide rental housing options for BC residents through optimal site utilization. Through VRS Communities, 

communities they have come to love, without being isolated by age, ability or family income.  

• Of October 4, 2023, to initiate a review of view protection guidelines in the city to understand how much housing, job space, hotel

 priority view cones,

 storeys to a height of 41 storeys, and 

with further Council directives for staff to: 

 through the fall equinoxes by Q1 2025,

• To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods and assess the impacts of shadow
 policies on the delivery of housing and jobs space;

Project Overview & Rezoning Intent
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Imperative to address the City’s rental housing crisis:

350ft to provide the additional units. Aligned with the City’ imperatives, the additional Below Market Rental units will be operated and deliver by through VRS Communities as an additional 

Imperative to examine the City’s view protection guidelines:

Informed by:

• 

restricted by (VC 3, VC 12) from the Granville Bridge
• 

• with further Council directives for staff to:

   2025,
  o To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods and assess the impacts of shadow policies on the delivery of  
   housing and jobs space;

Imperative to support housing for essential workers:

As an imperative of the overall rental housing crisis, is providing for more opportunities to support housing for essential workers, their families, to stay, live, and contribute to the West End 

Units are family units. As part of the composition of the Unit mixes, there will be 86 Studios and 86 one-bedroom units which many of which are sized at approx. 410sf +/- to be competitively 
affordable in the rental markets. The BMR units will be designed to suite the clients of VRS Communities, who will be operator and property managers of such units within the overall building. 
VRS Communities will manage the multi-generational housing, where individuals can live in the communities they have come to love, without being isolated by age, ability or family income.               

Imperative to support affordability:

The dedicated Units operated and managed by the VRS Communities will be set at below market rental rates and be offered to a range of clients with all needs, ages and abilities. The project 

added to this site, over the existing 47 units current existing.      

Emerging Council Directives
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the downtown’s recognized dome-shaped skyline by recognizing its context and site position within the build-out of the Burrard Corridor 

• Reinforced the legibility of the downtown’s recognized dome-shaped skyline

West End Skyline – Evolving Skyline + Future Build Out
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market rental units including 20% (by area) below-market (BMR) units, and 44% of the total units are family units, to the City of 
Vancouver’s secure rental stock, located in the highly walkable West End of Downtown Vancouver.

negatively along Burnaby Street due to the criteria:

•
no shadows will fall on curb of the north sidewalk. 

•

BC Government’s and Council’s current directives to address the multiple imperatives (as noted in the previous section) of the 
rental housing crisis, through more density and up-zoning on sites within municipalities.    

separation through review of the adjacent proposed tower at 1045 Burnaby St., and to the east, the existing Tower will be a 

• Comprehensive Shadow Analysis, 
• Solar Exposure Studies, 
• Shadow Explorations, 
• with an in-depth Sun Exposure and Shadow Study Conclusion  

Applicable Policies and Guidelines

Policy Rationale & Variances
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Reinforcing the Dome-Shaped Skyline:

  

 

limited to only small amounts of time in various positions along the north sidewalk on Davie Street. There is no substantive impact, 
particularly with; 

Council approved motion of July 10, 2024 providing directives for staff to: 
• 

spring through the fall equinoxes by Q1 2025,
• To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods and assess the impacts of 

shadow policies on the delivery of housing and jobs space;

 

Community Plan Goals

and through the site by:

• 

Davie Street Village and to support the local merchants.
• To support the vision of the local neighbourhood context as a mid-block site which will contribute to future evolutions 

of the Davie Street Village and the City’s indication of mid-block pedestrian improvements from Davie St through to 

incorporated within our proposed rental project. 
• 

Community and Davie Village engagement.
• Supporting the at-grade active link, the project incorporates additional indoor / outdoor common amenities to serve the 

build’s occupants
• Through the provision at L-1/street level, a 2,102sf indoor Gym Amenity with associated secured 590 sf outdoor space, 

the BC Governments and the City’s imperatives to address the housing crisis, and Council’s approved motion of July 10, 2024, 

staff to:

• 

support intent of the removal of the view cones. 
   

on frontages with a min 130ft. Many of the approved applications / future high-rise towers are planned to be 300ft in height 
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Rental
1068 Burnaby St. 

(Stand / Intercorp Developments)
Under Rezoning

300ft / 
34 stories / 
12.25 FSR

Rental
1098 Harwood St. Approved DP

300ft / 
33 Stories / 
12.55 FSR

Rental
1065 Harwood St. Approved DP

300ft / 
33 Stories / 
12.55 FSR

Rental DP Approvals
300ft / 

32 Stories / 
11.19 FSR

Strata/
Mixed Use

1157 Burrard St. DP/BP Approvals
469ft / 

47 Stories / 
13.37 FSR

Rental
1045 Burnaby St., 

(Gracorp)
BP Approvals

159 ft / 16 
Stories / 6.33 

FSR

(approved applications / impending future high-rise towers)

•
number (44%) of the units being larger units (2-bedroom, or 3-bedroom) oriented to families. 

• BMR units will be designed to suite the clients of VRS Communities, who will be operator and property managers of such 
units within the overall building.

•
•

•
enhance the West End Community and Davie Village engagement.
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Leading up to the rezoning application and building on the process and results of the City of Vancouver’s robust engagement program 

stakeholders on the preliminary proposal. 

preliminary proposal for 1031 and 1039 Burnaby Street intended to respond to these priorities, and to solicit early input from the 
community. This process included engagement with West End residents, localized community organizations, and businesses in Davie 
Village. The community engagement methods used, include:

A.                  Residential tenant engagement 
B.                  Davie Village business canvas 

D.                 Additional Targeted stakeholder outreach 

and secured market housing as the top priority for community amenity. Secondary priorities included enhancements to the public realm, 

respondents supported building taller buildings in exchange for amenities. 

Lane to Burnaby Street aligns with the feedback we heard from community and local business.

Community Outreach
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Disclaimer Regarding Non-Market Housing Partner
Boxer Holdings Ltd. intends to enter into a binding agreement with Vancouver Resource Society (VRS) as the designated non-market housing 

directed staff to explore opportunities to update some of the city’s urban development policies, including protected public views. 

The Boxer Group of Companies, is a locally owned, family run business who is committed to the community and the City of Vancouver. 
1031+1039 Burnaby Street has been continuously owned and operated as rental housing since the mid-1950’s. Today, the existing 

the Boxer family has provided affordable rental housing to the West End community. Recognizing the community’s / city’s needs, the 
Boxer family’s, renewal of the site represents a further commitment to providing new market rental stock at scale, with a total of 329 
units, to Vancouver, and the West End Community.

intends to enter into a binding agreement with Vancouver Resource Society (VRS Communities) as the designated non-market 
housing partner for this project. The goal is to utilize their over 50 years of experience in providing and operating housing units 
directed at inclusion and affordability for a range of clients requiring assistance.  The Boxer Group of Companies and Vancouver 
Resource Society (VRS Communities), represents over 118 years of combined experience in the rental and rental supportive housing.

Rental Housing Below Market Rental Housing

VRS Communities brings a track record of building a future of multi-generational housing, where individuals can live in the 
communities they have come to love, without being isolated by age, ability or family income. Since 1972, VRS Communities 
have been advocating for persons with disabilities for higher standards of living and care. VRS believe every individual has 
the right to live in their community, regardless of age or ability, which is why VRS expanded to serve Seniors. VRS operates 11 

with an invested business approach, and stand by their commitment to quality care, and look for new ways forward to improve 
the lives of their clients.

VRS’s approach is to proudly offer a variety of programs and housing services to persons with disabilities and their families 

that all persons with disabilities have the right to live with dignity, choice and joy. Many of VRS’s programs are in collaboration 

personnel, nurses, health professionals, teachers, support workers, service workers, and other qualifying personnel, all whom 
contribute to the vitality of the West End Community.   
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rental housing includes:

• Over 118 years of combined experience operating, and maintaining rental housing and rental supportive housing,

• Operation of below-market units to be  led by Vancouver Resource Society (VRS Communities) with an over 50-year track 
record of experience in providing and operating housing units directed at inclusion and affordability for a range of clients 
requiring assistance,

• 
Essential Workers, Support Workers and their families, including:

• 
workers, and other qualifying personnel, 

• 
• 

and Requirements

• 
affordable housing, and secured rental housing is realized for this site

• Low income rental opportunities in VRS-managed and operated residences

• 

• Offering choice to the West End community in rental and supportive rental housing options within the Davie Village local 
area

• Aligning to local community needs and local business support for the increase in Below Market Residential and Secured 

• 
outdoor and indoor amenities, and private open space. The proposed project has followed the guidance of the High-
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HARW
OOD STREET

JUNG LANE

PACIFIC STREET

THURLO
W

 STREET

BURRARD STREET HORNBY STREET



311031 + 1039 BURNABY STREET | Rezoning Application

Site Analysis

02.



32

4 storey walk-up buildings is changing at rapid speed, however the essence of the street oriented, walkable neighbourhood located within 
close proximity to the Davie Street Village and local merchants is retained. The imperative for Vancouver to address its rental housing 
shortfalls is evident by the number of (approved) applications in the neighbourhood. It is important to consider the evolution of the full Area 
G build-out which will include additional Tower sites, completing its overall vision with 300ft and higher towers. 

Our Subject site is located in proximity to the Davie Street Village which will see eventual build outs to its allowable zoning to at least 60ft 
in height along Davie Street. The following series of 3D context views shows our proposed 300ft high Tower within its evolving current, 
immediate, and future contexts.

Existing Site

1031 Burnaby Street 1039 Burnaby Street
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Existing Streetscape

Burnaby Street

Thurlow Street

Pantages Lane

1075 Burnaby 1065 Burnaby 1045 Burnaby Subject Site
1031 + 1039 Burnaby 

1031 Burnaby 1003 Burnaby

1075 Burnaby1065 Burnaby1045 BurnabySubject Site
1031 + 1039 Burnaby 

1031 Burnaby1003 Burnaby
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The site is located on the north side of Burnaby St., and consist of 2 low scale RM5a Lots, each with a 3- storey building from the 

1000 Block Burnaby St, the entire block is composed of 5 total site parcels equally sized with 132ft frontages (except for 1025 Burnaby St, 
which contains a recently constructed 5 storey Building on a 66ft wide lot.). The Subject Site is located mid-block amongst a neighbourhood 

potential new /improved pedestrian and cycling route and connects into the Burrard St., cycling network.  

Massed to the east, along Burrard St, are built forms consisting of established Towers, stepping up to the Burrard One Tower, at over 550ft. 

Site Context - Existing
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#3, are two individual 300ft high towers located on 1098 Harwood St., and 1065 Harwood St., and proposed by the same Developer.   

Within, 4 out of the 6 Towers projects /sites noted below illustrate heights to 300ft, as per the Burrard Corridor Area G plan. (See Tower Reference examples #2, #3, and #4). These Tower sites are located west towards Thurlow Street. 

375 ft. (an additional 94ft). Our site recognizing its transitional role in form and scale and is proposed at 300ft, as an interim step from the 300ft Towers along Thurlow St.

by Council expired in December 2022.  

Site Context – Evolving Burrard Corridor Area G / Area F

1068 Burnaby Street
Under Rezoning

Strand/Intercorp Development

300 ft/34 Storeys/12.25 FSR

1098 & 1065 Harwood Street
DP Approvals

Bosa Properties

Tower #1: 300 ft/33 Storeys/12.55 FSR
Tower #2: 300 ft/33 Storeys/12.55 FSR

Under Rezoning

Wall Financial Corp.

300 ft/32 Storeys/11.19 FSR

*obscured from view on pg. 27

1157 Burrard Street
DP/BP Approvals

Prima Properties

469 ft/47 Storeys/13.37 FSR

1045 Burnaby Street
BP Approvals

Gracorp

159 ft/16 Storeys/6.33 FSR

1 2 3 4 5



371031 + 1039 BURNABY STREET | Rezoning Enquiry

02. Site Analysis

Site Context - Evolving

1 2

3

5

3



38

current gas station Site at Burrard and Davie Streets.

Site Context – Evolving Burrard Corridor Area G / Area F / 
with future context of Davie Street Village and remaining 
adjacent sites.  
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The attached Tower Separation diagram illustrates we have 
established our 80ft Tower separation through review of the 
adjacent proposed tower at 1045 Burnaby St., and to the east, 

however employed principles of tower massing as a “Tower in 

Site Context & Tower Separation

Context - EvolvingContext - Existing

SUBJECT SITE SUBJECT SITE
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Context - Tower Separation

SUBJECT SITE
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Amenity tower with 6-storey podium form is the dominate form response for the West End. The associated sketches are exploratory, 
but demonstrate the design form of development principles for our rezoning application. Throughout this submission, our diagrams are 
formative, illustrating workability and suitability of the building program to the site and its context. 

volume and articulated expressions to enhance function and character. The architectural expression has both a functional quality which 
mitigates the perceived bulk of the building. The building minimizes excess glazing to maximize energy performance, and provides a balance 
of aesthetic quality that has an elegant and clean form. The given site constraints, and evolving area context is the basis for the design 
approach. The tower is located to allow for adequate separation from future towers (see tower separation study). The ground plane of the 
Tower is designed to optimize the public realm connection opportunities and is designed and programed to connect to community.

Through a series of ideations, our team has expressed the following concepts: 

Form of Development - Proposed Architecture & Massing Concept
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Form of Development 

Transitional Scales to the Burrard Corridor

policy transitions within, along with emerging and current Council directives to 

housing to be built on sites restricted by such policies. Council’s approved motion 

change to view cone heights in stories.

Amenity, with a height of 300ft. Recent projects to the west of the Subject Site, 

(such as 1068 Burnaby St., by Strand/Intercorp Development). Moving east towards 

St’s prominent corner.

transitional nature of the Site (1031+1039 Burnaby St), to the corners of Burrard 
and Davie Sts., recognizes the eastward upward transitional scale as experienced 

• Realizing Staff’s and Council’s intent for the Site (1031+1039 Burnaby St) 
to be up to 41 stories in height,

• Recognition of the eastward transitional skyline towards Burrard Street,
• Tower separation is within policy with 80ft separations maintained.

• Contextual scales of height relationships of the neighbourhood.   

Proposed Architecture & Massing Concept 
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The building form is articulated to respond to the transitional scales of the 

Skyline. 

The following height scales are presented to provide the following:

1.

scale.   

2. Mid-Rise (Adjacent Buildings) scale: at approx. the 169ft height 
level, relating to the mid-scale shoulder of adjacent buildings and the 
neighbouring tower height of 1045 Burnaby St.  

3. Emerging Neighbouhood Tower scale: at approx. the 300ft height, 
relating the approved and pending approval of new adjacent towers 

4. Transitional Skyline scale: at the 300ft height, relating to the “domed 

development site at Burrard and Davie (former gas station site), 
anticipated to be 350ft or higher.   

responsive to its context within the evolving and emerging neighbourhood 
of 1000 block Burnaby Street and the overarching goals of the Burrard 

Site request for 32 storeys + L33 Amenity Level (300 ft height), is an 
appropriate response to as a transitional height to the approved 1157 

Contextual Scales of Height 
Relationships

4

3

2

1
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Form of Development 
Proposed Architecture & Massing Concept 

The tower is setback an additional 20’ (50’ total) from the west property line, allowing for an approximately 60’ high ‘shoulder’ podium that mirrors the similarly scaled 
podium of 1045 Burnaby, and to satisy required 80’ tower separation guidelines. 

proposed at approximately 300’, plus roof level amenities and mechanical penthouse, to provide a transition from west to east between the scale of 300’ towers being 
developed in the neighbourhood and the 500’ +/- scale of existing and / or proposed towers along the Burrard Corridor.

Balconies are grouped into ‘framed blocks’ and shifted at key heights of the tower to articulate the simple form of the tower, and to relate to the podium streetwall, 

distance.
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market rental. The architectural form is derived through subtle, yet strong design strategies to vary the primary rectangular form through the employment of ‘framed 

Tower Floor Plates
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expression of the building are proposed.

Exterior wall areas outside of the framed blocks of grouped balconies are proposed 
to be clad in a warm, buff colored metallic aluminum panel. 

Wall areas within the framed blocks of grouped balconies will be clad in a darker 
metallic grey aluminum composite panel, which in combination with extensive areas 

group of balconies will be clad in white composite aluminum panel to further 
accentuate the staggered framed blocks.

increased durability.

Materials



511031 + 1039 BURNABY STREET | Rezoning Enquiry

03. Design Rationale

ARAGONITE METALLIC

Color Series: Element Series

BRUSHED STAINLESS 

Color Series: Natural Collection and Brand Identity Collection Color Series: Classic Collection and Brand Identity Collection

WINDOW WALL 
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as their priority. 

As a commitment to achieving the priorities, the Owner is undertaking incorporating through the use of building’s envelope performance 

compliance to the TEDI and TEUI energy intensity targets have been met or exceed resulting in Low Emission as an outcome (GHGI).  

• A low Window-Wall Ratio of 31.2%
• High performance double pane glazing with a U value of 1.85 W/m²K and SHGC 0.31
• Effective R value for the Roof, and Exterior Walls at 40 and 8, respectively

• Enhanced Commissioning
• Energy Sub metering 

Sustainability
Sustainability Goals
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Energy Modelling Compliance Report

Life Cycle Assessment

Modelling procedures/results are based on the City of Vancouver Energy Modelling Guidelines 2.0.

project and to identify proposed strategies has been completed.
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Parking and Car Share

comprehensive car share program, administered by Modo. Details of the commitment are within the attached letter provided.

The main features include:

• All stalls will be EV ready
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10 Class B bike racks for visitors and short term storage. Within the Bike Lounge, is a counter space for Building Occupants to gather, and engage in community building 

Additionally, within the Bike Lounge, will be a full Bicycle Repair bench and dedicated Bicycle Elevator.  The full Bicycle Repair bench will be complete with, racks, tools 
and pumps to service bikes. The dedicated Bicycle Elevator will be a secured elevator sized to accommodate multiple bikes within and will provide direct stop between the 

Bicycle Amenities
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Public Realm

Burnaby St) is designed to accommodate such a pedestrian connection.

design elements could encourage other property owners in the vicinity to see the potential for an improved urban 

design gestures could be introduced to enhance the lane pedestrian and vehicular activity, and to help address 
current safety and security concerns in the lane. 

1.
pedestrian crossing zone.

2.
between lane surface and parking / loading zones (4) on north side of lane.

3. Existing or potential outdoor restaurant seating areas.

4.
bicycle and pedestrian activity.

5.
storey bldg. that currently accommodates the Urban Animal Hospital and Vera’s Hamburgers. 

6. Light poles with themed banners could be located at regular intervals along the north side of the lane to 
reinforce the pedestrian oriented nature of the lane and to provide lighting for the lane and the parking / 
loading zones (4) on the north side of the lane.

7.

Street. 

8.
designed with special attention to pavement markings, materials, lighting, and screening to contribute to the 
pedestrian friendly nature and security of the lane.

Potential Pantages Lane Enhancements
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and loading will be accessed from the lane, with parking located in U/G levels. In order 

mid-block interconnectivity through to the Davie Street Village.    

for pedestrians ensuring an animated streetscape that compliments the City’s goal of 
transforming Burnaby St., into a vital pedestrian and cycling street within the city’s 

a vibrant community and the neighbourhood plan.  

Urban Design Analysis
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Open Space and Public Realm
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Landscape Design Rationale The Burnaby tower is located in a dense, walkable, very community oriented neighbourhood.  The central goals of the 
landscape are to provide opportunities for connection to nature and connection to neighbours, as well as to provide bird 
habitat.

There are opportunities for shared outdoor amenities on 3 levels of the building, the ground level, the seventh story and 
the roof.  Each of these areas have a range of activities programmed with a related plant palette.

Level 7:  This level has a family oriented indoor amenity space with adjacent exterior play.  The playground is secure 
and for residents only, with planters and trees to provide shade and seasonal interest as well as a fun rubber fall 
surface and safe play equipment suitable for on a balcony.  Due to the proximity to larger parks, this amenity area is 

to be a fun and useful space for kids birthday parties and family events.  The outside dining area is slightly separate to 
allow for 2 groups to use the space at once.

patio area is programmed to allow for meeting with off-site visitors, or to act as a front porch, to allow residents to 

programmed for a range of individual, small group and larger group gathering options, active games like ping-pong and 
foosball and edible landscaping.  The gates allow for daytime access through to the lane for the public, with the idea 
that as Davie St develops, there will be a mid-block connection through to Davie St.  

The lane has access for secure bike parking, loading and private connection through the building.  The east side interior 
is programmed as a gym, and the side yard allows access and views out from the gym, with good light access and 
security.



611031 + 1039 BURNABY STREET | Rezoning Enquiry

03. Design Rationale

Level 33: This level offers a small indoor amenity room and a small viewing deck oriented to the south west, where all 
residents can access. The majority of the roof will be be a green roof and is only accessible for maintenance purposes 
only. It provides absorbative landscape and reduces heat island effects
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through:  

Street Village and to support the local merchants. The 30ft wide mid-block connector is an activated space offering opportunities 

2. Street facing lounge / library and /or Business Centre:
Supporting the active link, this activity space allows occupants of the building a work-from-home opportunity permitting 
occupants to work, meet, and socialize in a well-appointed space. The location allows visitors to the building without having entry 

3. Volume Entry Lobby with Concierge:
The Building’s lobby is voluminous and generous, providing a distinct and clear indication of Entry and arrival. Supervision and 
security is provided 24/7 through a Concierge monitoring building access and activities along the outdoor Active link. The Entry 

length. These indoor facilities have direct access to the landscaped linear gardens, permitting occupants indoor/outdoor visual 

dedicated to yoga, stretching, and mediation. The Quiet Room’s position at the S/E corner of the ground level allows for physical 
and visual access to the gardens, permitting outdoor actives to occur.     

Amenity Programming

Designed to activate the lane, both the Bike Entry and Dog Wash areas support active use and animation public realm off 

Entry is programed with a Bike Maintenance facility and lounge for biking enthusiast. A dedicated secured Bike Elevator is 
provided to secured bike parking facilities within the below grade level bike storeage area. The Dog Wash area serves as a 
community spot for dog walkers and owners to share a community space with well-appointed dog washing and drying facilities.     

positive activities towards the lane through daily uses of biking /bike care, dog walking / care, and daily passenger car share usage. 
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overhangs. This facility meets the standards of play facilities for children of multiple age ranges. Towards the south, 

quieter space to do work and conduct conversations.    

quiet room for parents who can supervise their children, while seeking a quieter space to do work and conduct 
conversations.    

other social engagements amongst building occupants. This space is connected to the Outdoor Amenity offering 

10. Outdoor Landscaped Rooftop Seating / Viewing Area:
Located at the L33 Roof Level towards the South-West, is Outdoor Landscaped Rooftop Seating / Viewing Area. 

Occupants an area to enjoy the views with less distractions from others.   



64

Amenity Programming
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Architectural Expression - Form and Massing
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•
affordable housing could be built on sites restricted by these guidelines, and to eliminate obsolete low priority view cones,

•

height of 41 storeys).   

multiple view cones from the context of future tower forms. Light and views are maximized within its current and future urban context. 

height to address the BC Governments and the City’s imperatives to address the housing crisis.

View Cone Studies
Commentary on View Cone 3 / 12

DELETED - JULY 10, 2024 

DELETED - JULY 10, 2024 
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The vantage points of the removed View Cone VC3 and VC12 was situated along the Granville St. Bridge. The actual perception of the view 
cones is imperceptible to the actual experience of walk, or cycling across the Granville Bridge. Human perception is experienced not as a 

which characterizes a wider encompassing view of the Burrard Bridge, the distance views of the North Shore Mountains, and the skyline of 
the downtown skyline, along with the broad sky. The narrow frame of the VC3 and VC12 is not possible for the average person to identify 
within. Driving across the view cones are totally illegible.  

The experience of walk, or cycling across the Granville Bridge is a 360 degree sense of open views with a sense of rich visual delights as 
noted above, but also facing north, is the view down Granville Street, whose far views look down all the way through to the Mountains, and 

near views are a mix of visual delights of Vancouver’s built form interwoven with water and mountain views.            

View Cone Rationale

DELETED - JULY 10, 2024 

DELETED - JULY 10, 2024 
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Supporting the goals of Council’s approved motion of July 10, 2024, repealing the 

Guidelines which directs staff to:

St.) as one of the 123 sites recognized to support additional development capacity. 
The following City diagrams demonstrate the change to view cone heights in stories. 

Amenity. Through this, the project provides a total of 329 secured market rental 
and below market rental, along with ample Amenity spaces. This Council supported 
height increase represents a net gain of over 144 rental units provided of which over 

health professionals, teachers, support workers, service workers, and other qualifying 
personnel, all whom contribute to the vitality of the West End Community.               

• Aligns with Council’s motion of July 2024 for increased capacity of rental housing 
supply through increased height, 

• 100% Secured Market Rental along with 20% (by area) of the units of Below-

(2-bedroom, or 3-bedroom) oriented to families. 
• BMR units will be designed to suite the clients of VRS Communities, who will be 

operator and property managers of such units within the overall building.
• Serving the needs of the West End Community through much needed housing

View Cone Studies
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03. Design Rationale

Subject Site

Subject Site

for additional stories on the Subject Site (along with 123 other sites within the study of 
the Granville Bridge view cone). 

With Council’s motion we also are aware of Council’s directives for Staff to:

•  Report back on the impacts of changing the solar access timeframe from 

equinoxes by Q1 2025,
• To initiate a comprehensive review of solar access in public spaces in   

downtown neighbourhoods and assess the impacts of shadow policies on the 
delivery of housing and jobs space;

   
As such we have provided detailed analysis on Shadow Studies addressing the 

Setbacks bulletin aims to focus on shadows falling on the curb of the sidewalk of north 
side of the street. (See the Sun Exposure and Shadow Studies within this report).

motion, directly through 
our proposed Project:
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The site is situated towards the mid-block of 1000 block of Burnaby St. The emerging and future build-out of the Burrard 

equinoxes that shadows are limited to only small amounts of time in various positions along the north sidewalk on Davie 
Street. There is no substantive impact to any one property or business along Davie Street. 

Within we recognize Council approved motion of July 10, 2024 providing directives for staff to: 
•

the spring through the fall equinoxes by Q1 2025,
• To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods and assess the impacts 

of shadow policies on the delivery of housing and jobs space;

However, as such we have performed very detailed Shadow Analysis, Solar Exposure Analysis, Shadow Explorations, and 

Shadow Studies
Davie Street - September 21st - 4pm

Shadow Coverage North Davie Sidewalk - September 21st - 4pm
North Davie Sidewalk Area- 595.42 m² (6409sf)
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03. Design Rationale

Converse to the calculations of shadows is the calculation of the amount of solar exposure. Our team has 
measured solar exposure, both in terms of hours and in area of sidewalk, of the north side of Davie Street at the 
fall equinox between 10:00am to 4:00pm or a 6-hour total period. The issues of shadow vs solar exposure are 
relevant in this context due to Council’s directive to staff to initiate a comprehensive review of solar access in 
public spaces in downtown neighbourhoods and assess the impacts of shadow policies on the delivery of housing 
and jobs space. 

Our studies show that the majority of the north side of Davie St., receives 5.5 to 6.0 hours of solar exposure, 
which represents a near 91.6% to 100% solar exposure experience for this 6-hour total period of 10:00am to 
4:00pm, for over 40.4% or 2592 sf of the sidewalk area receiving solar exposure. We note that existing street 
trees reduce the solar exposure down to 1.5 to 2.0 hours of solar exposure. Within the Sun Exposure and Shadow 

dimension within current climate-adapted urban and public-health strategies and policies.        

Solar Exposure
Davie Street - September 21st - 10am to 4pm
(or a 6-hour total period)
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Shadow Explorations

March 21st - 10:00am March 21st - 1:18pm March 21st - 2:00pmMarch 21st - 12:00pm

M
ar

ch
 2

1
st

March 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    11.4% (68.06 m²)% of Sidewalk Shadowed:    0% ( 0 m²)% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    8.4% (49.89 m²)

April 21st - 10:00am April 21st - 2:00pm April 21st - 2:22pmApril 21st - 12:00pm

A
p

ri
l 2

1
st

April 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    0.0% (0 m²)% of Sidewalk Shadowed:    0% ( 0 m²)

***% of Sidewalk Shadowed calculated across entirety of North Sidewalk from Thurlow to Burrard

% of Sidewalk Shadowed:    11.3% (67.39 m²)% of Sidewalk Shadowed:    0% ( 0 m²)

1:18PM1:18PM

2:22PM2:22PM10AM10AM 4PM4PM

10AM10AM 4PM4PM2PM2PM

2PM2PM

42 Minutes42 Minutes



751031 + 1039 BURNABY STREET | Rezoning Enquiry

03. Design RationaleShadow Explorations

May 21st - 10:00am May 21st - 2:00pm May 21st - 3:21pmMay 21st - 12:00pm

M
ay

 2
1

st

May 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    0.0% (0 m²)% of Sidewalk Shadowed:    0% ( 0 m²)% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    12.4% (73.82 m²)

June 21st - 10:00am June 21st - 2:00pm June 21st - 3:55pmJune 21st - 12:00pm

Ju
n

e 
21

st

June 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    0.0% (0 m²)% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    2.7% (15.92 m²)% of Sidewalk Shadowed:    0% ( 0 m²)

3:21PM3:21PM

3:55PM3:55PM10AM10AM 4PM4PM

10AM10AM 4PM4PM2PM2PM

2PM2PM
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2PM2PM

2PM2PM

Shadow Explorations

July 21st - 10:00am July 21st - 2:00pm July 21st - 3:34pmJuly 21st - 12:00pm

Ju
ly

 2
1

st

July 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    0.0% (0 m²)% of Sidewalk Shadowed:    0% ( 0 m²)% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    10.0% (59.79 m²)

August 21st - 10:00am August 21st - 2:00pm August 21st - 2:28pmAugust 21st - 12:00pm

A
u

gu
st

 2
1

st

August 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    0.0% (0 m²)% of Sidewalk Shadowed:    0% ( 0 m²)

***% of Sidewalk Shadowed calculated across entirety of North Sidewalk from Thurlow to Burrard

% of Sidewalk Shadowed:    11.1% (65.94 m²)% of Sidewalk Shadowed:    0% ( 0 m²)

2:28PM2:28PM10AM10AM 4PM4PM

10AM10AM 3:34PM3:34PM 4PM4PM
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03. Design RationaleShadow Explorations

September 21st - 10:00am September 21st - 1:09pm September 21st - 2:00pmSeptember 21st - 12:00pm

Se
p

te
m

b
er

 2
1

st

September 21st - 4:00pm

% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    11.7% (69.43 m²)% of Sidewalk Shadowed:    0% ( 0 m²)% of Sidewalk Shadowed:    0% ( 0 m²) % of Sidewalk Shadowed:    8.4% (50.12 m²)

1:09PM1:09PM10AM10AM 4PM4PM2PM2PM

Sun light - No ShadowsSun light - No Shadows

Subject Site - Shadowing North Davie SidewalkSubject Site - Shadowing North Davie Sidewalk

Shadowing Outside of New 10am-2pm Council DirectivesShadowing Outside of New 10am-2pm Council Directives

51 Minutes51 Minutes

Our team has performed 7 monthly Shadow Studies starting from March 21st to Sept 21st each at the 21st day 

its earliest time of 12:53pm on March 21st, reaching the latest in June 21st at 3:10pm, progressively returning 
to 12:43pm in September 21st. During the peak summer months, the shadows correspond to the peak cooling 
periods, now recognized and solid public-health strategies for urban environments due to warming climate / 
climate change extremes. To the 2:00pm time, the shadows are measured in minutes or even non-existent on 
Davie Street.           

Shadow Explorations

Recognized as current climate-adapted urban and public-health 

extremes and prevent exposure to ultraviolet (UV) radiation, which is a 
leading cause of skin cancer. Our studies indicate that the peak cooling is 
required starting at 3:00pm to 4:45pm to mitigate surface temperatures 
intensities and to provide cooler public spaces, promoting comfort 
and encouraging outdoor activities along with relief from intense heat 
exposure. Within the Davie Street context, at 4:00pm (fall equinox) the 
width of the shadow falls on the covered patio of the all-day breakfast 
establishment (The Basics) which closes at 3:00pm.  

Cooling Potential 

***Beyond 4pm shadows decline towards intersection of Burrard and Davie
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Dimensions of the urban policies issues include:

 housing shortages

 Council- approved public views, and its intent,  
• the removal of building shadowing restrictions will provide the required levels of density and types of uses for   

• the removal of building shadowing restrictions will provide accommodation of growth of population while balancing the  
 urban planning objectives

• restrictive shadowing requirements limit the Site’s potential to contribute to the city’s housing goals, particularly  
 considering that the West End is already home to an immense beachfront, there are plenty of options for   

• The restrictive shadowing requirements does NOT recognize that between 3:00pm to 4:45pm is when the highest  

emerging policy shifts to:

• Research from the Canadian Centre for Occupational Health and Safety (CCOHS) and the National Center for   
 Biotechnology Information (NCBI) emphasizes that shading reduces exposure to ultraviolet (UV) radiation, which is a  
 leading cause of skin cancer,
• Despite Vancouver’s reputation for cloudy weather, UV exposure during the summer months, when the sun is at its  

• Vancouver, even with fewer sunny days than cities like Los Angeles, the intensity of UV radiation can still contribute to  
 the development of skin cancers such as melanoma and squamous cell carcinoma,
• By permitting shaded areas (particularly at the 2:00pm to 4:00pm period), urban design can mitigate these UV  
 intensity risks, especially during peak UV periods, and foster healthier outdoor environments.
• Shaded areas reduce the urban heat island effect, where dense urban landscapes absorb and radiate more heat than  
 surrounding natural areas. This contributes to cooler public spaces, promoting comfort and encouraging outdoor  
 activities. This dual impact — on both public health and livability — makes shading valuable space,
• The expansion of shaded public spaces would, in particular, make a considerable difference for comfort and health  
 safety during scorching summers, which are increasing in frequency and length, 

Sun Exposure and Shadow Study - Conclusion

Guidelines which directs staff to:

 of additional storeys added over the 123 properties affected. 

Staff’s change to view cone heights in stories. 

affordable housing could be built on sites restricted by these guidelines, through the elimination of obsolete low priority view 
cones. 
 

 from the spring through the fall equinoxes by Q1 2025,
• To initiate a comprehensive review of solar access in public spaces in downtown neighbourhoods and assess the  
 impacts of shadow policies on the delivery of housing and jobs space;

shadows falling on the curb of the sidewalk of north side of the street: 

Building height and mass should minimize shadowing on parks, public open space and the West End Shopping “Villages” between the 
hours of 10:00 a.m. and 4:00 p.m. P.D.T. at the fall and spring equinoxes. In the “Villages” during these hours, shadows should not extend 
beyond the curb of the sidewalks on the north side of the street.

While the bulletin’s shadowing requirement is laudable, the various emerging attitudes surrounding shadows have a wider 
dimension within current climate-adapted urban and public-health strategies and policies. 
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03. Design Rationale

detailed examinations of the issues conclude:

(Burnaby St + Thurlow St), both fall over the north curb of Davie St. and do NOT comply with the shadowing requirement   

• At 4:00pm (fall equinox), at a combined 10.4%, (for both 1045 Burnaby St (adjacent Site) and 1068 Burnaby St), contribute 1.8%   

• No shadow will hit the north curb of Davie Street until 1:09pm (fall equinox) with 0% of the entire sidewalk being shaded, or   
1:18pm (spring equinox) with 0% of the entire sidewalk being shaded. 

• No retail shops are in shadow until 1:25pm (fall equinox) with only 8.2% (or 48.64m2) of the entire sidewalk being shaded, 
• That there is only 51 minutes of shadows until 2:00pm (fall equinox) starting with 0% up to 17.6% of the entire sidewalk being   

shaded.
• At 4:00pm (fall equinox) the shadows reduce down to 14.0% (or 83.43m2) of the entire sidewalk being shaded, 

• Between 3:00pm to 4:45pm is when the highest average temperatures peak, and when solar shading is most desired,  
• At 4:00pm (fall equinox) the width of the shadow falls on the covered patio of the all-day breakfast establishment (The Basics)   

which closes at 3:00pm.  

As per Council’s motion, to address the impacts of changing the solar access timeframe 

by Q1 2025, we have provided commentary on impacts:

• In March and September, the proposed tower only casts additional moving shadow on the north sidewalk of Davie Street for   

• The proposed tower casts virtually no shadows on the north sidewalk of Davie Street between 10:00 am and 2:00 pm from April   
to August.

• No shadow is cast on the corner sidewalk areas at the intersection of Thurlow and Davie at any time between 10:00 am and 2:00   
pm from March to September.

Therefore, it can also be concluded that lowering the height of the tower to avoid any additional shadow on the north sidewalk of Davie 
Street, would only achieve an additional 1 hour of additional sunlight per day in March and September to the mid-block section of the 
sidewalk, an area already substantially shaded by street trees, retail canopies, and parked cars. The trade-off for achieving this relatively 

At 4:00pm (fall equinox) the 
width of the shadow falls on 
the covered patio of the all-day 
breakfast establishment (The 
Basics) which closes at 3:00pm. 

At 4:00pm, this Restaurant is shaded by a 
solid trellis structure, the existing Celebrities 
Nightclub Building, and mature street trees
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Comparative Net Gain for Rental Housing Units

174 Units 329

18 Storeys 33

168’ Height 296’

- Net Gain Units +155

Rental Housing
Rental Housing

35 Below Market Rental Units 58

Proposed Building 
Davie Street Shadow Compliant 

Building
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03. Design Rationale

Imperative to:

Davie Street Shadow Compliant 
Building

Proposed Building 

• Address the City’s rental housing crisis 

• Examine the City’s view protection guidelines 

• Support housing for essential workers 

• Support affordability

+155
Unitsaverage per day 

additional shadow*

+5.5 minutes
=
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Project Statistics and Drawings

04.
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Project Statistics

Storeys

33

Height

296’ (90.2m)

220,091 sf (20,447 m²)

211,521 sf (19,651 m²) 

12.72

12.23

Units

329

Unit Type Count Percentage

Studio 99 30%

1 Bed 86 26%

2 Bed 134 41%

3 Bed 10 3%

Total 329 100%

Unit Mix

Indoor Amenity

6,157 sf (572 m²)
Outdoor Amenity

2,296 sf (213 m²)

Market-Rental 

271

Below Market-Rental 

58
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Architectural Expression - Renderings
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04. Project Drawings
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Architectural Expression - Renderings
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04. Project Drawings
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Landscape Drawings
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PLANTT LISTT -- LEVELL 1
ID Latinn Name Commonn Name Quantity Scheduledd Size Notes
TREES
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GROUNDCOVER
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PLANTT LISTT -- LEVELL 7
ID Latinn Name Commonn Name Quantity Scheduledd Size Notes
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Broomm Finish Stampedd Finish

Stampedd Concretee Pattern
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Habitat Systems’ Natural Outdoor Learning Environments

Roundtables

A space for gathering, socializing, crafting, and playing - the Natural 
Play Roundtable brings kids together outside. Tables available in 
freestanding, buried concrete surface mount, or buried platform mount 
configurations. Compatible with four to eight log stump stools, the 
Roundtable provides a resting place in the playscape.

18” - 28“ high table platform
Stump seats sold separately

Yellow cedar

3’ Table - Single Stump Leg

4’ Table - 3x Stump Leg

5’ Table - 4x Freestanding Leg
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Flight Backed Bench

Include Bench Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Bench

FLT1-1-1
FLT1-1-2
FLT1-1-3
FLT1-2-1
FLT1-2-2
FLT1-2-3
FLT1-3-1
FLT1-3-2
FLT1-3-3
83”L x 23”W x 31”H
L2100mm x W585mm x H780mm
FLT1-1-4
FLT1-1-5
FLT1-1-6
FLT1-2-4
FLT1-2-5
FLT1-2-6
FLT1-3-4
FLT1-3-5
FLT1-3-6
110”L x 23”W x 31”H
L2800mm x W585mm x H780mm 

Pattern Options

Custom Patterns Available

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Bench Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Flight Backless Bench

Include Bench Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Bench

FLT2-1
FLT2-2
83”L x 18”W x 18”H
L2100mm x W450mm x H460mm
FLT2-3
FLT2-4
110”L x 18”W x 18”H
L2800mm x W450mm x H460mm

Pattern Options

Custom patterns available

Bench Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Flight Stool

Include Stool Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Stool

FLT10-1-C
FLT10-1-L
20”L x 18”W x 18”H
L500mm x W450mm x H460mm

Pattern Options

Custom Patterns Available

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Stool Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Flight Integrated Table

Include Table Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Table

FLT11
87”L x 69”W x 30”H
L2205mm x W1760mm x H760mm

Pattern Options

Custom Patterns Available

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Table Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Flight Tennis Table

Include Table Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Table

FLT26
108”L x 64”W x 36”H
L2745mm x W1615mm x H915mm

Pattern Options

Custom Patterns Available

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Table Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Flight Bin Enclosure

Include Bin Length, Width and Height. 
Specify Product Variations, Installation, 
Pattern Options, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Bin

FLT5-1
26”L x 26”W x 51”H
L650mm x W650mm x H1300mm
FLT5-2 
30”L x 33”W x 56”H
L760mm x W844mm x H1420mm
FLT5-2-2
60”L x 33”W x 56”H
L1520mm x W844mm x H1420mm

Pattern Options

Custom Patterns Available

Warranty and Care

2 Year Finish Warranty
10 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Bin Specifications

Green Theory reserves the right to revise technical 
specifications at any time without prior notice. Correct 
mounting hardware and the method of mounting of the 
product are imperative to user safety. Use installation 
instructions to correctly position and install product. 
©2022 Green Theory Design 

greentheory.com

Date: 02 13 2023
Specification Sheet Version 1.0A

Units measured in imperial inches and 
metric millimetres.

Designed by

Cruiser Bike Rack

Include Rack Length, Width and Height. 
Specify Product Variations, Installation, 
Warranty, Color and Material.

How to Specify this Product

Fully Welded Construction
AAMA 2604 Powder Coat 
Powder Coated Inside and Out

 Sizes - Rack

CRU7
35”L x 5”W x 35”H
L900mm x W120mm x H900mm 

Warranty and Care

12 Month Finish Warranty
5 Year Structural Warranty

See Warranty and Care Document for 
further information on specific details.

Rack Specifications

greentheory.com

Units measured in imperial inches and 
metric millimetres.

Designed by

Date: 09 04 2024
Specification Sheet Version 1.0A

Green Theory reserves the right to revise technical
specifications at any time without prior notice. Correct
mounting hardware and the method of mounting of the
product are imperative to user safety. Use installation
instructions to correctly position and install product.
©2024 Green Theory Design
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