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MCM Partnership and GWL Realty Advisors acknowledge that this development is situated on the unceded traditional
territories of the x¥maBkwayam (Musqueam), Skwxwi7mesh (Squamish), and salilwatat (Tsleil-Waututh) Nations. This
place is the unceded and ancestral territory of the hangaminam and Skwxwu7mesh speaking peoples, the x*maBkwayam,

Skwxwu7mesh, and salilwatat Nations, and has been stewarded by them since time immemorial.
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GWL Realty Advisors Inc. ("GWLRA") is pleased to provide this revised

application package This package outlines our design response to

City Staff commentary which form the basis of our revised rezoning

application.

First, some background on the applicant. GWL Realty Advisors Inc. is

a real estate investment and management company whose mandate
is to deliver stable investment returns to its pension and insurance
fund clients through long-term investment. Our practice is to acquire,
develop and maintain best-in-class buildings, as well as to offer
unparalleled service to the residents and tenants of those buildings
and the communities in which they are located.

Our objectives for the site are as follows:

Create a unique place defined by high quality design, functionality
and first-class amenities, for hundreds of new residents to call
home.

Maximize the number and diversity of homes in the form of
purpose-built rental suites that we can offer to Vancouver rental
market, including in support of the adjacent New St Paul’s
Hospital.

Achieve excellence in design and integration into the surrounding
neighbourhood, respecting all stakeholders to the process
including the City.

We have worked with staff for over two years and appreciate the
strategic collaboration as the City policy has shifted on the project
site. The plans that are being resubmitted follow careful consideration
of what we heard in our discussion with Planning staff, balanced with

what we require to execute on this project.

GWLRA are longstanding developers in Vancouver with an established
track-record of delivering office and rental housing that meet critical
Council objectives.

For this reason, we appreciate Staff's consideration and support of our
design, which carefully considers the long-term financial viability and

operational feasibility required to get this project off the ground.

It is also worth noting that Staff's collaborative approach on our
project aligns strategically with City Council's recent decisions to
encourage and support housing development in the city in light of
the unprecedented financial challenges facing the development
industry.

We look forward to further discussions with City Staff, advisory bodies,
and the community as the application proceeds through the latter

stages of the rezoning process.

Sincerely,

Ol e

Geoff Heu

Vice President, Development -
Western Canada

GWL Realty Advisors

Sincerely,

Dbt et

Michael Reed

Vice President, Development -
Western Canada

GWL Realty Advisors
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WHO WE ARE
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About GWL Advisors Inc. (GWLRA)

GWL Realty Advisors Inc. ("GWLRA") is a real estate investment and
management company who creates stable investment returns for
pension funds and institutional clients through long-term investment

in, and proactive management of, real estate assets.

As a national real estate services firm, our practice is to acquire,
develop and maintain sustainable, accessible and best-in-class
buildings, as well as to offer excellent service to the residents and

tenants of those buildings.

Commitment to Residential Rental in Vancouver

Though GWLRA invests in all asset classes of commercial real estate,
we are strong proponents for, and have a substantial portfolio of,
rental housing. With regional and local property management offices
and community managers working directly within our multi-family
rental buildings, we offer residents consistent and professional service
on a personal basis. We are a reputable, experienced, and committed
rental developer with extensive experience in property management

and development both in Vancouver and across Canada.

In addition to the recently completed Chronicle (825 Nicola St), a 128
unit rental building in the Lower Robson Corridor - the first of its kind
in decades, we have current projects at 1055 Harwood St (269 units)
and at 1555 Robson Street (393 Units).

Project Rendering - Chronicle



THE VISION

GWL is thrilled to play an integral
role in creating a vibrant community
in the False Creek Flats. This site is
the missing link that will connect
the Main Street SkyTrain Station to
the new St. Paul's Hospital - creating
a lively and attractive node for the
West Flats neighbourhood to live,
work, shop, and play.

Transit-Oriented, Amenity-
Rich Location

The site is adjacent to the Main
Street-Science World SkyTrain
station, and within a designated
Transit-Oriented Area (TOA). In
addition, the site is well served

by multiple bus routes, bicycle
infrastructure, Pacific Central Station,
and is walkable to community
amenities including schools,
community centre, parks, shops and

services and the False Creek seawall.

We are envisioning bringing a
transit-oriented, mixed-use project
that will add workforce-supporting
rental homes immediately adjacent
to Main Street SkyTrain Station and
within walking distance to the new
St Paul's Hospital.

Our proposal for the site is for:
two 28 & 36 storey residential
rental towers linked together by
an 8-storey podium;
a total project density of 11.19
FSR, including 1.96 FSR of
employment generating uses;
470 rental homes (20% of which
will be below-market);
approx. 4,700 sq.ft of ground-level
retail space;
approx. 26,000 sq.ft grocery store
(second-level);
approx. 50,550 sq.ft of office/
medical lab space; DISTRICT
a 5,320 sq.ft public plaza at the
southwest corner of the site.

Since the site is currently vacant and
previously had a commercial building
on it, the redevelopment will not
displace any residential tenants and
results in a 100% net gain in rental
housing, which can be efficiently
delivered upon completion of a

successful rezoning.

Upon completion, this project will
serve as both the gateway into

the False Creek Flats and as the
hub for the emerging West Flats
neighbourhood.
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PLANNING
CONSIDERATIONS

Our proposal for the site addresses a number of regional and municipal

planning considerations and objectives.

1. ALIGN WITH PROVINCIAL LEGISLATION, REGIONAL
AND CITY OF VANCOUVER POLICIES AND CITY-BUILDING
OBJECTIVES

A mixed-use, transit-oriented, hospital-supporting project at this
location aligns and supports Provincial, regional, and municipal
city-building objectives including locating a mix of uses, including
workforce rental housing and employment opportunities, by transit.

The proposal is guided by and meets the intent of the False Creek
Flats Plan's Health Hub sub-area by delivering hospital-supporting
employment uses including retail, and medical offices and laboratories,
and public realm improvements including a new public plaza and

connections to the hospital.

The proposed building height of 28 & 36 storeys responds to the
amended view cone limits, while respecting the Queen Elizabeth view
cone. Shadow impact on Thornton Park are mitigated by a new public

plaza proposed at the southwest corner of the site, which provides

additional outdoor space and solar access for the neighbourhood.

SUBJECT SITE

CITY GATE
DEVELOPMENT

TOWER HEIGHTS

CITY GATE
DEVELOPMENT

Cross-section through Termnal Avenue looking North

STATION ST.

PACIFIC CENTRAL 1 1220 STATION
STATION STREET

1220 Station Street

2. FITS INWITH THE NEIGHBOURHOOD CONTEXT

Designed by MCMP Architects, the proposed building form fits
seamlesslyintothe existing urban fabric. At 28 &36 storeys, the proposed
building height takes reference from the City Gate towers to the west
and respects the amended view cone height limits, while responding
to the Provincial direction to locate more housing opportunities near

rapid transit.

Project rendering - looking south from Station Street
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3. PODIUM HEIGHT CONSISTENT WITH CITY PRECEDENTS

Context to Surrounding Site Constrains on Podium Visual Expression and Visibility

The proposed podium height reflects the general podium heights of the mid- The site is significantly constrained by Skytrain setbacks and The dominant Skytrain guideway and articulated podium massing

rise buildings and larger towers of adjacent City Gate, SEFC mid-rise forms, and maintaining an easement to support adjacent industrial properties. resultin a perceived podium height of 4-storeys for a person viewing

some of the unique building forms on Main Street and adjacent Chinatown. This results in a 38.4% reduction in site area for building. the development from key perspectives (e.g. Thornton Park or Main
& Terminal).

The proposed podium also reflects the heights and cornice lines of the Pacific The commercial, retail and potential furnished rental uses that

Central Station heritage character, as referenced from the heritage directives in require location in the podium result in an 8-storey mixed-use form

the New St Paul's Guidelines by the City. (6-storey commercial equivalent).

Guideway reduces visible height of podium.

There are numerous precedents for podiums between 8-10 storeys in the

immediate area (along Main St, in SEFC and Chinatown) and adjacent to Skytrain —

guideways on both the Expo and Canada Line. ,} I
|

There are also precedents for larger podiums with similar wide-street conditions "—1
such as the Cambie St boulevard or Boundary Rd. |

R gy
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Schematic elevation - residential podium 4-storeys high. Only 4 stories of podium visible from North, West & East.



4. AMENDMENT TO EXISTING ZONING TO ALIGN WITH
NEIGHBOURING SITES AND FALSE CREEK FLATS PLAN

The site comprises the entirety of sub-area A of the FC-2 zoning district, which

is the only sub-area where residential is not permitted.

With the dip in demand for office space since the pandemic, planned supply
of offices associated with the new hospital, and the Province's direction to
build more housing, especially near transit, we are seeking a rezoning to
permit residential and additional height and density on this site, in alignment
with sub-area B.

1
1

) I Sub-Area A
P
4

Main St

-~

FC-2 Zone Sub-Areas

The site is located within the False Creek Flats Plan’s Health Hub sub-

area. The proposal will deliver hospital-supporting employment uses

including medical officesandlabspace,and publicrealmimprovements,
including a new public plaza. An amendment to the Plan and zoning is
required to allow for the delivery of over 470 rental, workforce-focused
homes on site.

.

5. AMOUNT OF OFFICE IS APPROPRIATE AND MEETS
ORIGINAL REQUIEREMENTS

The 2025 EY office supply/demand report (commisioned for this application
and submitted under separate cover)confirms a 55+ year supply of office in
the area, and City policy generally seeks a 30-year supply. The current/former
owners attempted unsuccessfully to lease the site for office multiple times
over the past decade.

Impediments include the size of the site and building, coupled with the poor
geo-technical conditions. Any demand in the next 30 years will be supplied
by recent, still-vacant builds (Archetype and Nexus) and the 800,000 sgq. ft. of
office rezoned by Council to financially support the new St Paul’s Hospital.

6. REGIONAL GROWTH STRATEGY COMPLIANCE

The site is mixed-use FC zoning since
1986. Metro Vancouver staff confirms that
the site is “General Urban’, even with a
small portion of the eastern site as "Mixed
Employment”.

An easement is maintained on the Mixed
Employment portion to support access for
the adjacent industrial properties.

MIXED-USE COMMERCIAL
(FC-2A)

=== PROPERTY LINE

INDUSTRIAL

[0 MIXED-USE (FC/CD-1)
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4. SHADOW MANAGEMENT

The site is located east of Thornton Park, which contains a large number
of mature trees that cast shadows upon the park regardless of any new
development.

The previously approved 13-storey commercial building contributed

additional shadows onto the park. A 20-storey building, as enabled
by Provincial Legislation, will also do so. The proposed 28 & 36 storey
building will cast some incremental shadow on the park, but it clears
it at lunchtime throughout the entire year. A minimum of 80% of the
park area is maintained for solar access at all times.

Shadow at 12PMon

March 21

S s\

Shadow at 12PMon
June 21

Shadow at 12PMon
September 22

| PROPOSED BUILDING (36 STOREYS RESIDENTIAL)

] PROPOSED BUILDING (28 STOREYS RESIDENTIAL)

ON-SITE OPEN SPACE CREATED
5,320 SF / 494 m?

Proposed Public Plaza

The site is located at the edge of Downtown - the City's approach
to Downtown sites is to "manage” as opposed to “outright restrict”
additional shadows on parks. In response to the incremental shadowing
onThornton Park that will be attributed to this project, we are proposing
a new 5,320 sq.ft public plaza at the southwest corner of the site, which
will complement the park across the street and add to the amount of

public space in the neighbourhood.

Proposed Public Plaza | m REALTY
ADVISORS



EXCELLENT PARK/OPEN SPACE
OPPORTUNITIES FOR SUNLIGHT WITHIN
5-MINUTE WALK

A significant benefit from the proposal for local residents, transit
users and hospital employees is making Thornton Park safe
and usable by increasing public safety from “eyes on the street”
provided by building tenants and customers at all times of day.

There are also exemplary opportunities for solar access at all times
of day in six parks within a five-minute walk of the site, including
waterfront parks and seawall.

Solar Access Map within 5 minute walk.
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COMMUNITY BENEFITS

This site represents the emerging western most neighbourhood
within the False Creek Flats, anchored by the new St Paul's Hospital,

connected by transit, and a gateway from False Creek to the Flats.

Our proposal will:

i % I
Create a Neighbourhood Hub to support the new
St Paul’s Hospital
1220 Station Street will provide an anchor for the West Flats
neighbourhood creating a central node for different uses and

activities. The proposal contributes to the creation of complete
communities by providing a mix of uses that serve and enhance
the neighbourhood including rental housing options, grocery,
office, and retail. This is consistent with Council’s direction to
increase height in the area to create a vibrant neighbourhood
around the new St Paul's Hospital.

This proposal will help energize and improve pubilic safety around
Station Street and Terminal Avenue, and the area directly across
from the SkyTrain entrance, and eventually connect the new St
Paul's Hospital to the SkyTrain.

Increase the Supply of Rental Housing next to

Rapid Transit
In September 2023 the Province released housing targets for the
City of Vancouver to deliver a total of 28,900 housing units over
the next five years.
Our proposal will locate workforce housing (approx. 470 units,
20% of which will be below-market rentals) close to transit
(SkyTrain and bus routes), which responds to Provincial directions,
encourages ridership, reduces car reliance, and provides
convenient housing options for doctors, nurses, and other hospital
staff close to the new St Paul's Hospital and the general public.
The previous commercial use of the site means that no residential
tenants were displaced, resulting in a 100% net gain in rental
homes to help Vancouver get closer to meeting its housing

targets.

Provide furnished rentals to support hospital workers and
users
Given the limited supply of hotels and restrictions on short-term

rentals in the city, we are exploring the provision of furnished
rentals to support visiting doctors, researchers, patients and their

families in close proximity to the hospital.

\ REALTY
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Bring new Retail Opportunities & Economic Growth -

- a.h,p-:-—i Deliver a new Public Plaza
1220 Station Street contemplates over 81,260 sq.ft of ne o e . = - ) :
I. | includi 3 ;/ lr Luni ; ) " ) e —— A 5,320 sq.ft public plaza is proposed at the southwest corner of
commercial space including ground-level units to animate Station '- I the site, which will be programmed with outdoor seating for the
Street and Terminal Avenue, and an approx. 26,000 sq.ft grocery

retail units, and planters and benches; creating an inviting and

store, which is desperately needed in the area. safe space for those living and working in the building and those

A il fi ill foot-traffi le in, inj
retail frontage will generate foot-traffic, draw people in, inject Visiting the site to enjoy.

energy and life, and improve public safety of Thornton Park and

I
i

the surrounding neighbourhood.

The commercial component (retail + office) results in upwards of

400 new job opportunities, which supports the economic growth . .
Increase Medical Office and Lab Space in the area

of the city.
1220 Station Street provides for over 50,550 sq.ft of office space to

B ; ' . support the emerging hospital campus and contributing to the

creation of a Health Hub.

Animate the Public Realm and enhance Thornton Park

Upgrades along Station Street and Terminal Avenue including new

public realm improvements that will make the street frontages

safer and more attractive for all users.

The fronting of active retail uses onto the streets will invite people
to the area and generate interest and provide "eyes-on-the-street”
and onto Thornton Park and the SkyTrain entrance.

A well programmed public realm will help create a gateway feel
into the Health Hub sub-area.

Proposed Public Plaza

\ REALTY
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PROJECT TEAM

ARCHITECT

Musson Cattell Mackey Partnership
Suite 1900 - 1066 West Hastings Street
Vancouver, BC, Canada, V6X 3X1

T604 687 2990

CLIENT

GWL Realty Advisors Inc.
1600 — 650 West Georgia Street
Vancouver, BC, Canada, V6B 4N7
T604 713-6450

Acoustic

Rowan Williams Davies & Irwin Inc.
280 - 1385 W 8th Ave

Vancouver, BC, Canada, V6H 3V9

T604 730 5688

Arborist

Durante Kreuk Ltd.

102 - 1637 W 5th Ave
Vancouver, BC, Canada, V6J TN5
T604 6844611

Civil Engineering

Creus Engineering

610 - East Tower, 221 Esplanade West
North Vancouver, BC, Canada, V7M 3J3
T 604 987 9070

Code

Jensen Hughes

500 - 1901 Rosser Ave
Burnaby, BC, Canada, V5C 6R4
T604 684 2384

Electrical

Nemetz (S/A) & Associates Ltd.
2009 W 4th Ave W

Vancouver, BC, Canada, V6J N3

T604 736 6562

Elevator

Gunn Consultants Inc.
166 — 1020 Mainland St
Vancouver, BC, Canada, V6B 2T5
T604 6302276

Envelope

BC Building Science Ltd.

611 Bent Ct

New Westminster, BC, Canada, V3M 1V3
T 604 520 6456

Environmental

SLR Consulting Ltd.
200 - 887 Great Northern Way
Vancouver, BC, Canada, V5T 4T5
T604 738 2500

Geotechnical

GeoPacific Consultants Ltd.
1779 W 75th Ave

Vancouver, BC, Canada, V6P 3T1

T604 4390922

Landscape

Durante Kreuk Ltd.

102 - 1637 W 5th Ave
Vancouver, BC, Canada, V6J 1N5
T604 6844611

Mechanical

Introba

180 - 200 Granville St
Vancouver, BC, Canada, V6C 154
T604 687 1800

Planning

Pooni Group

200 - 1055 West Hastings
Vancouver, BC, Canada, V6E 2E9
T 604 731 9053

Structural Engineering
Glotman Simpson

1661 W 5th Ave

Vancouver, BC, Canada, V6J TN5
T 604 734 8822

Survey

Bennett Surveys Ltd.

201 - 275 Fell Avenue

North Vancouver, BC, Canada, V7P 3R5
T 604 980 5856

Sustainability

Introba

180 - 200 Granville St
Vancouver, BC, Canada, V6C 154
T604 687 1800

Traffic

Bunt & Associates

1550 = 1050 W Pender St
Vancouver, BC, Canada, V6E 357
T 604 685 6427
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DEVELOPMENT PROPOSAL AND OBJECTIVES

A transit-oriented, mixed-use development of secured rental homes and
retail (incl. grocer) to support St Paul's Health Hub/Creative District
Rezoning response to Provincial TOA and Housing Targets, and Council
decisions to catalyse rental neighbourhood in the West Flats through View
Corridor changes

Site is vacant, serviced, and ready for > 400 new rental homes (with no
tenant displacement)

Meets min. 1.5 FSR job space requirement of FC-2 zoning, and consistent
with City and Metro industrial land policy ("General Urban”)

Rezoning application seeks to amend FC-2 sub area / False Creek Flats Plan
(2017)
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CURRENT ZONING AND POLICY CONTENT

Policy Alignment

This rezoning application for 1220 Station Street aligns with Municipal, Regional
and Provincial policy to create affordable and secure market rental homes (and 20%
below-market units) immediately adjacent to the rapid transit access at Main Street-

Science World SkyTrain.

The application also generally aligns with Council’s recent decisions to create a new
transit-oriented neighbourhood of rental housing in the West Flats through the
implementation of the TOA Rezoning Policy and the relaxation of protected public

views across the site and area to create additional rental housing opportunities.

Finally, this application is consistent with the intent of the False Creek Flats Plan
to create rental housing opportunities to support the newly-constructed St Paul's

Hospital and transition to the industrial lands east of the project site.

The rezoning application reflects the general intent of the existing FC-2 zoning in
creating mixed-use/residential zoning in the West Flats, but seeks rezoning of the
FC-2A sub-area to restore the residential use that was removed by the Flats Plan in
2017 due to a no-longer present livability concern created by the former intercity
bus station at Pacific Central (Greyhound ceased operations in 2018, see Land Use

section).

Land Use Policy / Regulation

Proposal Concurrence with Policy / Regulations

Y/N

Housing Vancouver & Province Housing Targets

~400 rental homes and workforce housing for New St
Paul’s Hospital, without tenant displacement

Metro Vancouver / City Industrial Lands Policy

“General Urban” designation, and maintains easement
to access to adjacent industrial lands

Provincial TOA Regulations

Aligns with Provincial TOA Tier 1 at Main St Skytrain,
proposes 20+ stories and >5 FSR

View Protection Guidelines

Compliant with Council’s recent revision to Main St
View/QE View

e R R

City-Wide Development Guidelines

Floorplates/shadows to be managed as per
longstanding Downtown practice

"

FC-2 Zoning District

Consistent with mixed-use FC-2 zoning, sub-area
amendment required to restores residential use

Sub-Area Rezoning
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CURRENT ZONING AND POLICY CONTENT

This proposed development has been guided by the relevant zoning policies,

and takes into consideration the recent changes in policy, as listed below:

« Opening of New St Paul's and future office developments

«  Provincial TOA Guidelines and Municipal Housing Targets

« View Corridor Changes by Council, including granting significant height
increases on-site

« Planning for West Flats rental neighbourhood

« Closure of adjacent 24-hour Bus Station and elimination of livability

concerns for the site

LEGEND:

INDUSTRIAL

- NEW ST. PAUL'S
(HOSPITAL / OFFICE)

[0 MIXED-USE (FC/CD-1)
MIXED-USE COMMERCIAL
(FC-2A)
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PROPERTY REPORT AND ZONING BY-LAW

Property Report

Local Area: Strathcona

Multi-family Collection Zone: Purple North
Sanitation: Purple North

Nearest Community Centre: Creekside

Nearest Community Centre Address: 1 Athletes Way
Nearest Fire Hall: 1

Nearest Fire Hall Address: 900 Heatley Av
Responding Fire Hall: 1

Responding Fire Hall Address: 900 Heatley Av

Address Information

Civic Number: 1220
Street Name: STATION ST
Address Status: Active
Address Type: Main

Legal Information

Full Address: 1220 STATION ST

PID: 015081575

Primary Lot: D

Block: G

Plan Number: VAP22488

District Lot: 2037

Legal Type: LAND

Folio Number: 630193070000

Legal Description: LOT D BLOCK G PLAN VAP22488

DISTRICT LOT 2037 NWD EXC PRT IN PL 22525.
Postal Code:

Record Status:

Neighbourhood: 013

Assessment Information

Assessment Year: 2023

Big Improvement Year: 2020

Current Improvement Value: $10,000
Current Land Value: $69,044,000
Previous Improvement Value: 0
Previous Land Value: $60,240,000
Tax Levy: $648,660.98

Build Year: 2020

Zoning Information

Zoning: FC-2
CD1 Number:
Zoning District: FC-2

Zoning Classification: Commercial

FC-2

District Schedule

1

1.1

INTENT AND OVERVIEW

Intent

The intent of this schedule is to permit and encourage the development of a high-density mixed-use
neighbourhood, including some dwelling and compatible industrial uses, and job space to support a
wide spectrum of economic uses representing the broader False Creek Flats economy. This includes the
creative, cultural and food economy, industrial production, research and development, and employment
intensification. Acoustic regulations in Section 10 of this by-law apply to dwelling units close to arterial
streets.

The FC-2 district consists of 6 sub-areas identified as “sub-area A", “sub-area B”, “sub-area C1”, sub-area
C2", “sub-area D” and “sub-area E” in Map 1: Sub-Areas A, B, C1, C2, D and E in the FC-2 District for
the purpose of establishing permitted uses, floor area and building height.

Without limitation, applicable Council policies and guidelines for consideration include the False Creek
Flats Urban Design and Development Policies and Guidelines for FC-2 — The Innovation Hub.

City of Vancouver March 2023
Zoning and Development By-law Page 1

20
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THE SITE

The site is located immediately adjacent to Main Street-Science World
SkyTrain Station on the western edge of the False Creek Flats, an area of
significant historical, cultural, geographical, and economic importance to

the city of Vancouver and its surrounding region.

Approximately 100 years ago, the Flats was a tidal estuary of great natural
and cultural significance to the First Nations for thousands of years. Today, it
spans over 450 acres of primarily employment land, situated near both
downtown and the port. The Flats hosts hundreds of businesses across
diverse and thriving sectors of the local economy. Located at the base of
the downtown peninsula, the area is well-connected by rapid transit and
surrounded by residential neighbourhoods including Chinatown and
Strathcona to the north, Grandview Woodland to the east, Mount
Pleasant to the south, and Southeast False Creek, City Gate, and the

future Northeast False Creek neighbourhood to the west.

Over the last century, the site has undergone a significant transformation

from natural to industrial land use.

The site is located in the FC-2 Innovation Hub, which falls within the
Creative Campus sub-area. Located on the northwest edge of the Flats,
this area is well-served by transit. Currently home to one SkyTrain Station,
serving the Expo Line, this area will see another station built as part of an
extension of the Millennium Line along Broadway. The area is centrally
located between the Health Hub to the north and the Creative Campus to
the south.

Covering an area of 41,427 SF / 3,849m ?, the site is adjacent to Pacific
Central Station and across from Thornton Park and the Main
Street-Science World SkyTrain station. The neighbouring buildings
to the east are tenanted by industrial manufacturing companies and
commercial office uses along Terminal Avenue. This development would
be an identifiable marker for the Flats.

‘Key to False Creek Flats is the strategic economic potential of the seven
acres termed the Innovation Hub that embraces business and economic
experimentation and growth. Additional heights and densities should
be supported by an amenity-rich node including a plaza, pedestrian
connections, ground floor activations and amenity spaces!

(Extracted from false-creek-flats-plan-2017-10-31)

This site has an enormous opportunity to support the “Innovation

Hub” but providing the critical rental housing, retail services (including
groceries) and amenities for the employees of the newly-constructed St
Paul's Hospital and the adjacent technology companies in the I-3"High
Tech"zoning.

22



Analysis

NATURAL CONTEXT

The False Creek Watershed

The False Creek Flats was once a muddy tidal flat on the eastern end of

False Creek until the early 20th century. As Vancouver's resource economy ROWNTOWN GASTOWN
. . . DOWNTOWN EASTSIDE/
grew, filling the downtown peninsula and the shores of False Creek with OPPENHEIMER DISTRICT
industrial activity, the City sought to accommodate further economic
expansion and additional rail terminals.
CHINATOWN
) ) ) L STRATHCONA
In 1913, prompted by several rail companies, the City held a plebiscite
asking Vancouver residents to support filling in the eastern end of False
Creek. After a favourable vote, the project began in 1915, using various YALETOWN
; iStricts. i i NORTHEAST
materials from nearby districts, including landfill from development FALSE CREEK
projects, scrap lumber and bricks from local mills, and general industrial
waste. By 1917, the Flats was completely filled in.
I
r
FALSE )
CREEK
( = o
b - :
[ y FALSE CREEK FLATS
SOUTHEAST FALSE CREEK
]
7 &
i e
= MOUNT PLEASANT & &
INDUSTRIAL S &
& &
Q (o]
w
]
%
Qil painting of the False Creek Flats in the 1950 by Tom Carter MOUNT PLEASANT
COMMUNITY

LEGEND

Today 1939 Historic Shoreline Diagram showing the False Creek Flats historic shoreline
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LAND USE

Industrial/Rail Transportation

By 1919, both the Great Northern Railway (GNR) and the Canadian
Northern Railway had established their new western terminals in the
False Creek Flats, laying the groundwork for the area’s industrial
future. While the rail companies quickly set up their new rail yards and
distribution networks, it took much longer for the Flats to establish
itself as a viable alternative to the more central business locations

in the city. As industrial lands in the urban areas of Gastown and
Yaletown approached capacity, companies began to consider the

Flats as a new option.

Throughout the 20th century, the rise of the automobile and trucking
as dominant transportation modes led to the development of the
four major arterial roads surrounding the Flats: Main, Terminal, Clark,
and Great Northern Way, which remain significant borders today.
Despite the prominence of automobile and trucking transport, rail
infrastructure has remained a dominant feature in the Flats and

continues to see varying use.

Today, the Flats are largely divided into east-west corridors due to
the incursion of three major rail lines and yards into the area up to
Station Street. The presence of these rail lines creates challenges for

establishing a connected, cohesive environment.

The subject site for this proposal is defined by the Pacific Central
Station to the north, which is the western terminus of the Canadian

National Railway.
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Analysis

APPLICABLE POLICIES

1. KEY DIRECTIONS

Along the Terminal Spine, intensification of employment through the
introduction of a limited amount of Creative Products Manufacturing
is anticipated by the Flats, with the delivery of ground floor light industrial
production, distribution, repair or industrial artist space. While this sub-
area will no longer permit mini-storage, auto retail use could remain, but
future developments will need incorporate a higher density of employees

than is typically delivered in a stand-alone auto retail showroom.

In the western and southern areas of the Health Hub and Creative
Campus, the intensified mixed employment area will be anchored
around St. Paul's and Emily Carr, which will drive economic growth and
synergistic spin-off opportunities. Both of these areas are well-served by
rapid regional transit, and the are sub-areas will be anchored by the St.
Paul's hospital and health campus, connected by Station Street linking
the Pacific Central station through the new health campus to the DTES
on Gore Avenue. Significant intensification of employment is anticipated
across the area, with the Health campus including laboratories, research
centres, creative products manufacturing, high tech, general office and

health care offices.

In the south, the Creative Campus will be anchored by the new Emily
Carr University of Art and Design (ECUAD) and the established and future

institutional and economic uses tied to the Great Northern Way.

o
HEALTH HUB

Future St Paul's Hospital and
Health Campus

Additional heights and density to
support intensified employment
Public realm improvements
including new walking and
eveling route

Suppaort and unlock an
intensified innovation
economy that is in close
proximity to transit

Secure and intensify
the base sconomy

as light industrial for
manufacturing, production,
distribution and repair

~

+—

A new Station-Gore Street

and re-aligned Malkin Avenue
to better move people to and
through the Flats. Arterial route
from Thornton Street to Clark
Drive TED through further

study

CREATIVE CAMPUS

Centre of the innovation
economy

Additional heights and density to
Increase job space

Re-location of the Greater
Vancouver Food Bank

Mew rental housing opportunities
for students and local employses

Figure 1: Summary of Key Directions

BACK-OF-HOUSE

+  Core industry, industrial art
production studios and food Walk_-lhe-hna i5 & new
district walking and cycling path

= Essential civic services that connects the Flats to

+  Enhanced public realm linking the Sea Wall and traces the
Strathcona Park to parks and historic shoreline

I k

- ;’-Ub- e sp‘:ue:) ?::;‘:ﬁ;nd mini Route TBD in consultation

starage with the Park Board

— / TERMINAL SPINE *  Heritage Rail Hub

BACK-OF-HOUSE P ™
[ I

Three amenity nodes:
*  Cuiltural Precinct

* Innovation Hub
i \ J

Yy '

O+
5-point connector creating
walking and cycling
connections above rail in
\ five different directions.

oy

Carr University.

Future institutional TERMINAL SPINE
D anchors include St. Paul's = Intensify core industrial uses
Health Campus and Emily = Introduce creative products

manufacturing use
* Retain existing character and
heritage buildings

= Minimize auto retail and mini
storage




Analysis

APPLICABLE POLICIES

2.THE STRUCTURE PLAN

The structure plan provides the overall physical framework for the local

area plan and the policy directions outlined in the following chapters:

- Create a well-connected public realm that integrates the new hospital
and health campus into the city and adjacent neighbourhoods.

+ Create a strong linkage and northern starting point for Walk-the-Line.

HEW ST, PAUL'S
EALTHEAMIUE

FALSE CREEK FLATS
STRUCTURE PLAN
LEGEND
= eI East-West arterial overpass 3
options TBD
- Mew street linkages
=—f#— Existing Transit station/
skytrain line
== == Future transit station/
skytrain line

@® Street closure at rail crossing
Walking and Cycling Improvements

ﬁ New walking/ cycling bridges

Amenity node
Institutional anchors
Public node
Residential

Mixed use with residential

s Walk the Line  =ss =ss Route TBD in consultation
with the Park Board

Proposed ‘cycling routes

Figure 2: False Creek Flats Structure Plan

Employment Areas

Innavation, Technology,
Creative, Research, Industrial

Industrial, Production,
Distribution, Service, Art

Industrial, Commercial,
Creative Manufacturing
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APPLICABLE POLICIES
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Figure 3: Pacific Central Station in the Health Hub

3] st. Paur's Hospital and Health
Campus
- Intensified Employment

3 North of New Malkin

I_ZJ Pacific Central Station Frame

Figure 4: Taken from False Creek Flats Plan 7.1 Health Hub

} e N 1y

3.ST. PAUL'S HOSPITAL AND HEALTH CAMPUS

Details of this area of the Health Hub will be finalized through the New
St. Paul's Hospital and Health Campus Policy Statement process aligned

with the following general policies.

GENERAL POLICIES

« Support new uses related to health care and the innovation
economy
Gore-Station linkage should become the high-street and central
spine providing a key linkage of the innovation corridor from
Railtown to Mount Pleasant (see 8.4.3).
Buildings next to Pacific Central Station should be respectful of the
historic building and create a frame.

Ground floor uses should activate public life, especially along the

high-street and the connection to the Walk-the-Line loop
(see 84.5).

Establish places for public life along this key route
including new plazas or significant public places within
the St. Paul's Institutional Anchor and the Innovation Hub
Amenity Node.

Encourage more lively edges along this route (restaurants,
cafés , and retail), as well as a higher level of transparency
and more frequent openings for a more interesting street
environment.

Establish a high street along this route through the St.
Paul’s Institutional Anchor.

| 27



Analysis

APPLICABLE POLICIES

4. ST. PAUL'S HOSPITAL HEALTHCARE CAMPUS (NSPHC) CD-1 GUIDELINES
The New St Paul’s Healthcare Campus (NSPHC) CD-1 Guidelines were carefully reviewed.

The guidelines which are applicable to this project are as follows:

RETAIL SPACES:
Designed with a minimum 4.8m (16ft) ceiling height
Interior depth of no less than 10.6m (35ft)
Express frontages of no more than 15.3m (50ft) in width
Continuous weather protection must be provided along all retail frontages

Primary building entrances should be clearly expressed

BUILDING FORM AND EXPRESSION:
Informed by its heritage context
Provide contemporary references of form and height of Pacific Central Station
Minimize shadows on Thornton Park
Orientating the massing of the building to street grids
Providing retail uses at grade
Mimicry of heritage is not supported
Act in concert with Saint Paul's Hospital South Precinct to formally frame Pacific

Central Station

“The building should present a minimum four- storey street wall to better respond
to its corner situation. Further stepping back of the building form may be provided
at upper levels as needed to mitigate shadowing on adjacent open spaces and to
provide for modulation and visual interest at

the roofline.”

(Taken from Building Form and Expression in Section 5.4.2)

CONCEPT APPLIED TO 1220 STATION ST.

------*

MASSING STEPPED
BACK FROM STATION

------*

------*

PODIUM MASSING AT MIN.

T i

il

.ﬂm-w-;.“p......:-......L.

PACIFIC CENTRAL STATION

STATION STREET

West Elevation of 1220 Station St.
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TRANSPORTATION

The site is well served by transit, with the existing Expo
Line running past the site to the nearby Main Street -
Science World SkyTrain Station and several bus routes

encompassing the site.

The bike network currently runs along Main Street and
Quebec street. A future bike route is planned to run along

Station Street, National Avenue and Terminal Avenue.

Arterial streets—Great Northern Way, Main Street, Terminal
Avenue, and Clark Drive—enclose the Flats and serve as
high-traffic routes for passenger and commercial vehicles,
facilitating the movement of goods and people throughout

the city.

The Pacific Central Station is Vancouver’s railway station
which acts as Canada’s western terminus of Via Rail's cross
country train service to Toronto and the northern terminus of

Amtrak’s Cascades service to Seattle and Portland.

The False Creek Flats policy highlights the necessity for
significant densification of residential and employment spaces
with the greatest densities achieved near the SkyTrain stations.
This provides a strong framework for this proposal as a

densified hub for retail, commercial and residential space.

PACIFIC CENTRAL
STATION

BUS STOP 24
MAIN STREET -
~SCIENCE WORLD
SKYTRAIN STATION

S, : q

LEGEND

ACTIVE TRANSPORTATION
BIKE NETWORK EXPANSION
SKYTRAIN - EXPOLINE

BUS ROUTES

29
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SITE CONTEXT

Directly North of the site, is Pacific Central Station,
which overlooks Thornton Park. The station serves as a
prominent historical landmark in Vancouver and was

designated a heritage railway station in 1991.

Framing the station to the North will be the Indigenous
Wellness and Healing Centre and St. Paul’s Hospital
Health Hub, scheduled to be completed in 2027.

Overlooking Thornton Park to the West, City Gate
development comprises multiple mixed-use residential

towers, also built up to the Queen Elizabeth View Cone.

To the South of the site and the SkyTrain guideway are
the City-owned lands and to the East, the industrial

warehouses and offices.

The site is located at the intersection of the "Health Hub’,
the Industrial lands to the east, and mixed-use residential
developments. The proposal includes commercial, retail,

and rental residential spaces, serving as a central hub that

connects the diverse uses in the surrounding area.

[ e
ST. PAUL'S HOSPITAL } 1 INDIGENOUS WELLNESS Qs
HEALTH HUB AND HEALING CENTRE /\

TRILLUM PARK

PACIFIC CENTRAL
STATION
T

—
=

FHORNTON
PARK

CREEKSIDE PARK

CITY GATE
DEVELOPMENT

1405 MAIN ST.
1510 QUEBEC ST.

- GREYSTAR
f DEVELOPMENT

LEGEND
HEALTH HUB
CITY GATE DEVELOPMENT
CITY OWNED
SOUTH EAST FALSE CREEK
INDUSTRIAL
INDIGENOUS WELLNESS & HEALING CENTER
=== FUTURE DEVELOPMENT | 30
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SITE PHOTOGRAPHS AND VIEWS

1. Existing Industrial buildings along Terminal Avenue

2. Intersection at Terminal Avenue & Station Street

3. Station Street looking north.

The existing area is a transitional zone, which is consistent with the site’s
FC-2 zoning that seeks to make the logical shift from the high intensity,

mixed-use/residential character of False Creek to the industrial focus of

the lands further into the Flats.

The project site is adjacent to the Pacific Central Station and across
from Thornton Park and the Main Street-Science World SkyTrain station.
The neighbouring buildings to the east are tenanted by industrial
manufacturing companies and commercial office uses along Terminal

Avenue. This development would be an identifiable marker for the Flats.

The Flats, an industrial district of Vancouver, is poised to become the new
neighbourhood mixing existing industrial business, with commercial
and community amenities. The Flats plan allows rental residential

to be considered in the western and southern Flats, and the recent
changes by City Council to implement provincial TOA regulations and
increase height through View Corridor modernization anticipates this
new neighbourhood. This district will densify with families, medical and
technology employment with the continued residential development in
South False Creek, Emily Carr University at Great Northern Way Campus
and the planning of the future home of St. Paul’s Hospital north of the
Pacific Central Station.

With the Main Street-Science World SkyTrain station directly across from
this site, this development would become a transit- based anchor hub,
further activating Thornton Park and the West False Creek Flats emerging

neighbourhood.

| 31
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SITE PHOTOGRAPHS AND VIEWS
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VIEW CONES AFFECTING THE SITE

The site is under the Queen Elizabeth View Cone 3.2.4, which currently caps the site at an elevation of 115

m. Site 3.24 is under review through the revisions to the Downtown Eastside Plan and is proposed to be
raised to the same height as the adjacent 3.2.3 view across the downtown. The project is designed to adhere
to the revised view height in anticipation of Council's decision on the DTES Plan revisions (late 2025). Since
June 2024, the Main Street View Cone 22 has been reduced in width and affects only the West corner of the
West tower, capping the site at 84.26m. The FC-2 zoning maximum building height limit on the site is 51.8 m
which is below the view cone height limit.

The proposal respects building height limit on the site from the Council-approved protected views, but

seeks to rezone above the height limitation of the existing FC-2 zoning.

WEST PL

EASTPL

=

1333

HHEEEH]

EENHGGEH

|

STATION STREET . q

295 TERMINAL AVE

TERMINAL AVE

THORNTON
PARK

st

TERMINAL AVENUE

35




Analysis

VIEW CONES AFFECTING THE SITE

IThe graphics on this page are an excerpt from the current consultation on changes to protected views and building heights as part of the Downtown Eastside Plan update.

The project site is under the Queen Elizabeth View Cone 3.2.4, which currently caps the site at an approximate elevation of 115 m. Site 3.2.4 is under review through the revisions to the DTES Plan and is proposed to be raised to the

same height as the adjacent 3.2.3 view across the downtown. The project is designed to adhere to the revised view height in anticipation of Council’s decision on the DTES Plan revisions (late 2025).

WHAT ARE PROTECTED PUBLIC VIEWS? PROPOSED VIEW CHANGES

Since 1989, Vancouver has protected certain views in the city's downtown Queen Elizabeth Park (View 3.2.4) Creekside Park (View J2)
and central neighborhoods. These protected views help balance economic
growth and housing needs with preserving important views for the future.

Although some views have shifted over time, protecting views from public
spaces remains a key part of the city’s planning.

WHAT CHANGES ARE WE PROPOSING?

The three views being proposed for change are:

Queen Elizabeth Park (View 3.2.4)
Olympic Plaza Stage (View H)

Creekside Park (View J2)

Two views in the Downtown Eastside Oppenheimer District (DEOD) aren't
proposed to be changed because altering them would significantly affect
the view:

» Cambie Bridge (View E)

»  Olympic Shipyard Pier (View G2)

Current protected public view
Proposed protected public view

There is also one protected view in the Thornton Park sub-area that doesn't
need changing since it's already high enough to accommodate the proposed
building heights and densities.

5

DOWNTOWN EASTSIDE
OPPENHEIMER DISTRICT

WHY ARE WE DOING THIS?

We propose adjusting some protected public views in the DEOD and
Thornton Park to balance the need to protect public views to the North
Shore Mountains while enabling the delivery of more housing. The changes
will enable taller buildings which are necessary to replace Single Room
Occupancy (SRO) buildings and provide more social and below-market rental
housing.

There are currently five protected public views in the DEOD and Thornton
Park that limit building height to around 13 storeys. After reviewing these
views, we found that we can raise the height limit for three of these views : : e

without significantly affecting the views of the mountains. Creekside Park (View J2) Protected public view unchanged

Protected public view proposed for change
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DESIGN PRINCIPLES

Located on the border of the Health Hub and the Creative District, and at
the intersection of residential and industrial areas, 1220 Station represents

the hub that weaves all these spaces together.

The proposal acts as a hub for the Creative District, offering a blend of
employment spaces that honour the area’s commercial heritage, such
as retail services (including groceries) alongside office and residential

components.

Emphasis is placed on enhancing the public realm at level 1, which plays
a vital role in linking the site with its surroundings. Pedestrian-oriented
retail along Terminal Avenue encourages foot traffic and provides a much
needed secure public space. This public plaza will facilitate pedestrian
movement and commercial activity, but also offers an opportunity for

public art installation.

As a central Hub, the proposal will also provide accommodation for
Hospital staff working in the Health Hub nearby and for people working
downtown who can use the SkyTrain station or bus stops close-by to

commute.

1| URBANFIT
Create a sense of place and home in the False Creek Flats'Health Hub

District while evoking the industrial heritage of the area.

2| RELATIONSHIP TO STATION
Located next to the Pacific Central Station, a Heritage building of
historical importance, 1220 Station takes cues from its massing and

materiality.

P al

3 | SUSTAINABILITY

Incorporate sustainable measures that seek to improve efficiency and

moderation in the use of materials, energy, development space and the

surrounding ecosystem at large.

4| VIEWS
The site has the opportunity of providing views to the North Shore

mountains and downtown Vancouver while respecting protected public

views

5| BLOCK RESPONSE
Located in the Health Hub close to St. Paul's Hospital, 1220 Station will
create office / laboratory space to help support the hospital, create

housing for and retail for staff and hospital visitors.

6| ENHANCE PUBLIC REALM
The plaza on level 1 provides a retail-fronted promenade bordered by
greenery that will enhance the public realm facing Terminal Ave. Lighting

features and public activities will provide much needed safety at night.

== P = T
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FORM & DENSITY RATIONALE

This proposed development, guided by the relevant zoning policies, also

takes into consideration the historical urban response to its context.

The formal relationship between the Pacific Central Station and
Thornton Park sets the hierarchy for city edges along the park’s
perimeter. The symmetry of the building to park relationship evokes a
Beaux-arts parti. Like great formal city parks, such as Bryant Park in New
York and Erzsébet Square in Budapest, the buildings define the outdoor

room.

With the planning of the future St. Paul's Hospital to the north of Pacific
Central Station, the form and density of this proposed building seeks to
anchor the southeast corner of Thornton Park, by building to the edge of

the site.

Bryant Park, New York - - urban room defined by building edges Beaux-Arts design strategies:
Symmetry and Framing

39
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FORM & DENSITY RATIONALE

SCAPE ELEVATION - STATION STREET

Beaux-Arts logic applied to the site on Urban Planning Scale.
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FORM & DENSITY RATIONALE
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~ W —
PODIUM HEIGHTS ‘ | = —

L = oL |— E=7==4 T ey R N 5 -

: 1 ‘ ‘\ T ‘ TT : [ 1
j i - il I D IT
MAIN ST. STATION ST, L
CITY GATE H PACIFIC CENTRAL L4 1220 STATION
DEVELOPMENT STATION STREET

Cross-section through Terminal Avenue looking North

The form, height and density also respond to the surrounding “family of buildings’, with similar tower heights, podium forms and tower spacing. One significant difference is the intentionally smaller floor plates of the proposal
from those of City Gate across from Thornton Park, which is intended produce slender tower forms and reduce any morning shadows on Thornton Park (6,600-6,800 sq ft proposed on-site, versus 6,490 — 12,400 sq ft floor plates at
existing City Gate). The proposed development frames the park and mirrors the City Gate Development in its massing form: the tower heights both sit below the Queen Elizabeth View Cone, the podium height matches the City

Gate Podium and the residential podium aligns with the Southern podiums.
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FORM & DENSITY RATIONALE

TOWERS HEIGHTS
ST. PAUL'S
HOSPITAL BEYOND
_____________________________________ | —— — PODIUM HEIGHTS
N L | N (e BE=_____________ &&= . _________
R Tl || IR M o _m ! H I IR I R
I I ! ITIn
J J J L FUTURE DJ
CLINICAL SUPPORT AND INDIGENOUS WELLNESS PACIFIC CENTRAL STATION STREET 1220 STATION DEVEIGERIENT
RESEARCH CENTER AND HEALING CENTER STATION STREET

Cross-section through Station Street looking East

This proposed development, guided by the relevant zoning policies, also takes into consideration the neighbouring developments such as the new St. Paul’s Hospital buildings, the Clinical Support and Research Center and the
Indigenous Wellness and Healing Center. The proposed tower height matches the height of the Indigenous Wellness and Healing Centre, framing the Pacific Central Station. The proposed podium height matches the height of

the Pacific Central Station and the podium of the Clinical Support and Research Centre.
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MASSING AND FORM

1. Identify setbacks and zoning envelope

The massing fits below the Queen Elizabeth view cone.

4. Two residential towers
Two slender-profiled residential towers are created instead of one, to

break up the massing and reduce the shadows over the park.

2. Form podium massing and height
A 3-storey podium is proposed, to match the height of Pacific Central
Station. The South is adjusted to fit outside the site’s SRWs, the 10m

SkyTrain dripline and the East Easement Plan. Respecting this easement

also helps to facilitate the transition to the industrial properties to the east.

TR TN e

5. Residential podium and towers
The residential podium is added between the two towers, both elements
are raised to create a recessed level which makes the appearence of

floating towers and differentiates residential and commerical uses.

3. Breaking up massing to emphasize entrances
The two residential entrances are carved out along Station St and Terminal
Ave, and the entry to the grocery store is emphasized through the raised

massing and glazed corner, forming a continuous ribbon around the building.

B

6. Expressive tower articulation
Top of towers are sculpted to slice and break the rectangular shape.
West tower is sliced parallel to the view cone outline, East tower sliced

parallel to skytrain drip outline. | 43
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LAND USE, DENSITY, HEIGHT

The False Creek Flats Plan envisions commercial activity and office uses in this area.
For this area of the FC-2 District Schedule, the zoning seeks a minimum of 1.5 FSR of
commercial density before residential uses can be considered. This proposal meets
the minimum commercial expectation of the FC-2 zoning and is seeking to add

residential use to the FC-2A sub-area.

The proposal includes two 28 & 36 residential towers linked together by a 8 storey
podium, offering market and below-market rental homes, complemented by
ground-level retail, a grocery on level 2 and office / medical laboratories on level 3
and 4.

The towers are spaced according to guidelines, with a minimum of 80 feet between
residential buildings, resulting in slender tower massing when viewed from different

vantage points in False Creek.

LEGEND
RENTAL RESIDENTIAL
OFFICE / MEDICAL LABORATORY
RETAIL (GROCERY)
RETAIL

36 STOREYS |

Z o
= _//
o
L& . . - W
~ \i Residential 53
et 367,781 SF/8.877FSR —~
’h '/_/'/
Z = Long Term Stay Rent%
: f~14,900 SF/0.359 FSR
Office / Medical Lab. /
50,554 SF/1.22 FSR

” Retail (Grocery) o]
_~26001 SF70.627 FSR [

— Retail
-~ 4,712 SF/0.113 FSR



LAND USE, DENSITY, HEIGHT

Architectural Proposal

This application seeks to rezone 1220 Station Street in alignment with the S , &
K &

éb.

Provincial Bill 47 and subsequent implementation of the Transit-Oriented

Area (TOA) policy and regulations adopted by Vancouver City Council in

2024, with the following land use rationale: A &
~— L LCEOMGAS]
. g it
. écv ’ 4 'E; Ea ﬁ
PO . . . . 7 ! - = i & et L
«  Thesite isimmediately adjacent to Main Street-Science World Ve &V W A %VSMU\F.?,H., = =
Station and qualifies as a Tier 1 site for residential intensification within \ s e
s
200 metres of rapid transit. /A .,%'-\‘u"pu
; o o
Y T’
Fi T \
«  There are no existing buildings or residential tenants on the site, so /! i A\
) . = A L,
there will be no tenant displacement. { - | B e [} 4l
Main Street- z " ;
| Science | T 1 H
- Fulland sufficient City infrastructure and services are available to the orld Station | &
. , . o 'S 3
service as a result of the area upgrades from the new St Paul’s Hospital \ 7
1
i}
I

construction, and as confirmed by the approved development permit for

a 12-storey office building.

. The site has been FC zoned for both residential and commercial g =
Ditey,
mixed use since the zoning was adopted by City Council in 1986. The i L :
current FC-2 zoning seeks to enable the development of a high-density - ;‘ \:E:
& o

residential area adjacent to False Creek that transitions to the industrial/

commercial lands to the east in the heart of the False Creek Flats. ;
[ .
e
i

. There were multiple enquiries to develop a residential building

under the previous FC-1 zoning over the past decades, but City Staff did R
Figure 27: Map of Transit-Oriented Area - Main Street - Science World Station from the Implementation of

not support these residential proposals due to the 24-hour, inter-city
Transit-Oriented Areas (New Provincial Legislation Bill 47)

. . . . N N . P Rail Stak v
bus terminal immediately adjacent to the site at Pacific Central. This bus = il o ety
function is no longer present on the site as the intensive inter-city bus :[m"‘“" :“" UG ER) IVt Pl
motra Tiar o Transd-Orenied Area
services ended with the departure of Greyhound in 2018. This livability B00 metre Tier = 12205tation Street

rationale for not supporting residential use on the site no longer exists.

|45
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LAND USE, DENSITY, HEIGHT

Just prior to the closure of the inter-city Bus
Terminal in 2018, Staff completed the False Creek
Flats Plan (adopted in 2017). As part of the Flats Plan,
staff undertook a City-initiated rezoning of the site
to FC-2 sub-area A, in order to support the previous
landowner’s then intention to build a small office
building on the site (after multiple, unsuccessful

requests for residential use).

+ The previous owner received a development
permit for an office building on the site, which is
no longer viable due to market conditions for office
space, and the enormous accessory office capacity
(approximately 750,000 sq ft) approved in 2021 to

support the financial viability of new St Paul’s Hospital.

Based on historic absorption rates, the significant
increased office capacity created as part of the new
St Paul’s Hospital more than satisfies over 30 years of

office demand for this area of the False Creek Flats.

. Finally, the proposed rezoning provides over
400 new rental homes (with 20% offered at below
market rents), and significant commercial space

that directly support the new St Paul’s Hospital by
providing desperately needed food and retail services
to the area, and providing rental housing for hospital
staff and emergency responders in direct proximity

to the hospital function. The need for medical and

new St Paul's Hospital in the Flats, especially in
the event of a seismic event or other regional

emergency.

Although the application seeks to rezone the FC-2A
to re-instate residential use and requires a minor,
consequential amendment to the Flats Plan, the
proposed development is consistent with the area

zoning and the overall intent of the Flats Plan.

The existing Council-approved False Creek Flats
Plan, policy and zoning (FC-1 and FC-2) calls for the
gradual transition in this area of the intense mixed-
use, urban character of the False Creek Basin to the
industrial/employment districts of the False Creek
Flats. The Flats Plan reaffirms this land use transition
and seeks additional height and density on the
eastern side of Main Street to intensify the rental
housing, public health and economic objectives

of the Creative Campus and Health Hub Districts,

including the new St Paul's Hospital.

LEGEND:
INDUSTRIAL

- NEW ST. PAUL'S
(HOSPITAL / OFFICE)

[ MIXED-USE (FC/CD-1)
MIXED-USE COMMERCIAL
(FC-2A)

== == PROPERTY LINE

¢ 200MTIER
- 400MTIER

BEC STREET

emergency responders’housing near the new

hospital was a critical discussion in considering the
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LAND USE, DENSITY, HEIGHT

This proposal for 1220 Station Street supports this land use transition
envisioned in the Flats Plan and the current FC zoning. The application
includes the minimum 1.5 FSR of commercial uses anticipated in the
FC zoning, and elevates the residential uses well-above the noise and
activity of the SkyTrain through an extended commercial podium to

achieve enhanced livability.

The proposal also maintains an easement on the east of the site to
contribute to the land use separation of the neighbouring industrial
lands, and provide extremely important vehicular access to these lands

to support their industrial function.

When the non-developable lands (lands for the easement to
support the adjacent industrial and lands under the Skytrain
guideway) are removed from site calculations the commercial

density increases to 3.30 FSR on the net buildable area.

FSR LEGEND
[ RESIDENTIAL

[ oFFice
[ retaw

T2
36 STOREYS

PROTECTED VIEW 3.2.3 v

[ .

T
28 STOREYS

v

PROTECTEDVIEW 22

TOTAL
FSR=11.19

— Residential
9.23 FSR

COMBINED FSR
1.96

Office / Medical Lab.
1.22 FSR

| Retail
0.74 FSR
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SITE DESIGN CONCEPT

Located between the Health Hub and the Creative District, 1220 Station Street
responds to the multiple uses present. The podium of the project consists of retail,

grocery, office and residential uses.

The entry to the grocery store is located at the corner of Station Street and Terminal
Avenue, to activate the public realm. The residential entrances are clearly identifiable
as they are located at the base of each tower. The back-of-house loading bay is
located along the North side of the site and is accessed via the loading driveway

from Terminal Avenue.

The proposal creates a new public plaza at the corner of Station Street and Terminal
Avenue, partially covered by the SkyTrain guideway. The retail front facing Terminal
Avenue creates an active edge for pedestrians as well as for staff working in the St.
Paul’s Hospital and Health Hub.

LEGEND
RENTAL RESIDENTIAL
BACK OF HOUSE / LOADING BAY
OFFICE / MEDICAL LABORATORY

RETAIL (GROCERY)

<.
W
N
<©
Na
BACK OF HOUSE
LOADING BAY
. \\
S T4 7./0 P
Nst, ® OADING
- EEr
e DRIVEWAY.
\\\,, ’ :
: ~ /
\ — PARKING L ¢ % RETAIL ENGAGEMENT
THORNFON ™\ 7 S ENTRY &EXIT (<7 e WITH PUBLIC REALM AND

PARK N ko y PRIMARY STREET
7 N e ENGAGEMW e STar,
- WITH PUBLIC REALM O /O/\/Sr
g \ S/ (&N\ Regr
, ) - CREATE NEW
PUBLIC PLAZA
Al

Wes T2

~JI LT a
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ACCESS TO OPEN SPACE AND VIEWS

Additional access to green space has been included within the proposal. Along
the South of the site at grade, creating a new public plaza and activating the
pedestrian activity, while mirroring the access to green space across the street

from Thornton Park.

The project created additional green space on level 4, along the South and
North of the residential podium. The outdoor amenity on the North side of the

residential podium is protected from SkyTrain noise.

An outdoor amenity space has been created on the roof of the residential
podium, providing views to the North shore mountains and the City. Additional
residential amenity decks are located on the rooftops of each tower, providing
outdoor South- and West-facing views and North-facing indoor amenity rooms,

providing mountain views.

The towers are spaced according to guidelines, with a minimum of 80 feet
between residential buildings, resulting in slender tower massing when viewed

from different vantage points in False Creek.

ADDITIONAL ACCESSTO ! P N
GREENSCAPE ALONG 77 _~VIEWS TO THE CITY AND
> >

NORwPRgﬂszED .FB@W" 1 - \B/\\CKTOTHEAMOUN%S
\/ ~SKYTRAIN NOISE !
= > '
N

SPACE BETWEEN
TOWERS TO PROVIDE
VIEWS THROUGH

| =7 K A T

| 49



PROJECT STATISTICS

AREA SUMMARY
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GROSS AND FSR AREAS - RESIDENTIAL
GROSS FLOOR AREA FSREXCLUSIONS AREAS EXCLUDED FROM GFAAND FSR
BELOW MARKET FSRAFTER SHARED STORAGE
oFFicE RETAIL MARKET RENTAL RENTAL common IN-SUITE STORAGE | INDOOR AMENITY | SERVICE TOTALGFA' | IN-SUITE STORAGE | INDOOR AMENITY | TOTAL EXCLUSIONS | _ EXCLUSION: PARKING / LOADING BALCONIES | OUTDOOR AMENITY OW GRADE)

LeveL [ w [ w ] g ] g 7 5 g ] 7 w g I g ] 5 ] 7 5 w
w " ] e ] ] ] ] ] ] 5% a7am] ] ]
™ o ] ] ] ] ] ] ] o] 767 357 ]| ] ]
™ " ] ] ] ] ] ] ] ] 963 aTzm] ] ]
™ o ] ] ] ] ] ] ] ] 563 a2 m] ] ]
™ w ] ] ] ] m e e 7 940 i ] ]
m w ] ] ] ] ] 7 ] ] 973 T5m] ] ]
™ " ] ] ] ] ] ] 380 St ]| ] ]
™ [ ] ] o] ] ] 7 o] ] 580 52 ] ] ]
(e 75F Jms ] w765 ] ] ] ] ] 532 06 ] ] ]
v w001 SF_[aAte T ] ] o ] ] ] ] ] ] ] ]
77668 5F |28 7 o ] 0 ] ] ] ] ] ] ] ]
22571 SF_[2.007me " ] ] o ] ] ] ] ] ] ] ]
m m | 3456 SF| 1,51 140 m?| [ m?| 140 m?| mf 1510 m?| 538 143 m?[ 4,14 385 m?|
™ o ] Fl [ T.s00sF| Ta9m] ] ] 739 ] e 1.500 | 1,085 57| 129,m] ]
™ mx ] Fl T.500 SF| 139 ] ] ] 739 e[ 1.500 | 1,385 SF|_129,m] ]
™ " ] T.500 SF[To9m] ] ] F[fs0m] w1500 | .385 SF| 1200 ]
™ " ] ] ] ] g w508 w22 i 571 Him]
™ [ 505 ] ] ] ] w505 w162 ] ]
™ o 7557 Goo ] 02 ] ] ] ] w S0z w182 ] ]
e w 425 [ opo S0z ] ] ] ] w50z w162 ] ]
m m 25 SF| oo m] 502 ] ] ] ] w50z w162 ] ]
m ™ a2 960 ] 502 ] ] ] o] w502 w162 ] ]
m* m* 425 SF| 969 7 502 | | | | m| 502 | 182 ] me|
™ ™ a5 SF 60| 502 ] ] ] ] w50z w182 ] ]
w ™ a25SF| woom] 502 ] ] ] ] w50z w182 ] ]
e 4255969 S0z ] ] ] ] w50z w162 ] ]
m ™ a2 960 ] 502 ] ] ] S| 502 ] w502 w182 ] ]
m ™ s 69 ] 02 ] ] ] 54 w502 ] w50z w182 ] ]
w ™ 75 SF| o] S0z ] ] ] Z5am| 502 ] m| o0z w182 ] ]
w ™ 425 SF| w69 m] 502 ] ] ] st 502 ] w50z w182 ] ]
e e %5 550 ] 502 ] ] ] 254|502 ] w50z w162 ] ]
m? m? 425 SF| 969 | 502 | | | 54 m?| 502 | m| 502 m 1,182 10 m?) |
o ™ % %69 502 ] ] ] S| s02 ] w50z w182 0] ]
o ™ 75 SF| S| Fl 02 ] ] ] [Tzsam| 50z ] w50z w182 0 ]
e [ 058 S s1a ] Fom m 20m| 514 ] Y w| _tas2SF] 126 ]
w e S12m 357 il 3461 SF[ 321 m] m 060 |57 w34 F2im| 3610 ] | 175 Tt m]
w ™ 512m] 37 ] w4 1 m g7 o] A a7 ] ] ]
e ™ 5T2m] o ] ] w7 w67 ] o ] ] ]
w ™ 12| i ] ] w7 g7 ] i ] ] ]
w ™ i2m] o ] ] w7 e[ ge7 ] | er ] ] ]
m ™ 512m] w367 ] ] ™[ 7. w67 ] w7 ] ] ]
m ™ 72| w57 ] ] w7 g6 ] w67 ] ] ]
™ ™ 5T2m] o ] ] w7 w67 o] 7 ] ] ]
™ ™ 0] w800 ] o i a776SF|_dam w] S, w0 a7 W] a6 ] | T 53]

STTOWER w ™ O] o] o] 0 ] w7740 5w 1280 w0 ] w0 Fl ] ] |

0554 SF 4607 m' _ 30.7125F _ 2853n __720045SF_Z08z6m 7708 7361 m 6Z0025F 76i6m 18424 SF T7izm’ B2 SF 766m 2660 747’ 400,006 SF 45570 v 1424 SF L7z 6236 765 2660 SF 1624 v 463,048 SF 43102 210,14 70523 ' 53,896 SF 3,145 v 1328, TZom 1630 ]

PROJECT INFORMATION
AMENITY AREA CALCULATIONS

r 1
' '
I I
' '
' I
' '
' I
' '
PROJECT STATISTICS ' OSSO AR I
' '
PROJECT DESCRIPTION: MIXED USE PROJECT WITH 2 STOREYS OF ! T o ' CITY RECOMMENDATIONS
RETAIL, 2 STOREYS OF OFFICE, 2 RESIDENTIAL 490.608] 45,579 INDOOR AMENITY: 1.2 X 475 = 570 m?* 6,135 SF
TOWERS WITH 28 / 36 -STOREYS AND A 4-STOREY| | [ ss7s] |
RESIDENTIAL PODIUM, WITH 7 LEVELS OF | | OUTDOOR AMENITY: 2 X 475 = 950 m" 10,225 SF
BELOW-GRADE PARKING H |
CURRENT ZONING: Fc2 : TOTAL COMMERCIAL FSR : TOTAL 1,290 m 13,885 SF
PROPOSED ZONING: CD-1 i AREATYPE | AREASF | AREASM | FSR] l
CIVIC ADDRESS! 1220 STATION STREET, VANCOUVER ! GFFICE 50,554 SF [4607 e T 722 '
LEGAL DESCRIPTION: LOT D BLOCK G PLAN VAP22488 DISTRICT LOT H RETAIL 12 SF [2.853 m* [ 0.74] | INDOOR AMENITIES
2037 NWD EXC PRT IN PL 22525, ' 81266 SF 7,550 m? 196 ' [EVELZ  [INDOOR AVENTY T 461 SF] ]
DP NUMBER: N/A ' h LEVEL 36 [INDOOR AMENITY | 4,706 SF| 437 m?|
' ' LEVEL 36 INDOOR AMENITY. 70 SF) 6]
REQUIRED DEVELOPMENT DATA 1 TOTAL RESIDENTIAL FSR 1 ‘ ‘ £.236 sr‘ 765 me]
' ' :
GROSS SITE AREA 41,427.1 SOF (3,848.70 SQM) ' AREA TYPE AREA SF. AREA SM FSR '
' - '
PROPOSED DENSITY: 11.199 FSR [BELOW MARKET RENTAL 77,081 SF 7161 m 1861
' '
PROPOSED GROSS FLOOR AREA: | 463,948 SQF (43,102 SQM) I [COMMON 82,002 SF. 7,618 m= 1.979) ' OUTDOOR AMENITIES
MAXIMUM BUILDING HEIGHT: 276.44 FT (84.26 M) WITH PROTECTED VIEW 22 ' AL oSt o Exx ' LEVELS [OUTDOOR AMENITY | 2142 SF] 385 ]
377.26 FT (114.99 M) BASED ON INTERPRETATION ' X m | LEVEL9  [OUTDOORANENTTY | 5.717 5F| 5317
VIEW 323 ! 362,682 SF 35,552 m 9.237 ' LEVEL28 __|OUTDOOR AVENTY | 1,734 SF| 161 m*
' g
RUMBER OF STOREYS I RESDENTIAL UP TO LEVEL 27 AVENITY ONzs| | . LEVEL3%s  [oUTOOORAMENTTY | tesssel  fsam
T2: RESIDENTIAL UP TO LEVEL 35, AMENITY ON 36 | ! : 230
PROPOSED BUILDING HEIGHT 360°- 4" FT/109.73 M I '
(TO TOP OF PARAPET) ' i
SETBACKS. REQUIRED / ALLOWED PROVIDED ! I
REAR (NORTH) 10FT (3.1 M) 52FT (1.6 M) 1 |
FRONT (SOUTH) 299 FT (0.1 M) 387 FT (118 M) ! !
SIDE (WEST) OFT (28 M) 9FT (28 M) ' '
SIDE (EAST) 384 FT (117 M) 384 FT (117 M) | '
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PROJECT STATISTICS

RESIDENTIAL UNIT SUMMARY

' '
' '
' '
I '
H H ADAPTABLE UNIT:
UNIT MIX TOWER T1 & T2 ' UNIT TYPE MIX (NET AREA) ‘ ' UNITS
' [CUNTTYPE | I Area [ Count ] H TOTAL (PER
Lovel ‘ sruoio ‘ L oR ‘ Jer ‘ Jer ‘ . ‘ TOFTLADLO(:ER H H Level STUDIO 1BR 2BR 3BR 4BR FLOOR)
ovel ) ! ONIT A 505 5F 77 i
oM H UNITA: 489 30 H PODIUM
[(EVELS ‘ ol l l ‘ ‘ 7 ' UNITA: 503 27 ' LEVELS 1 o o o q 1
' ' T 0 0 1
LEVEL \ il \ \ \ \ ] T o ' 1
} x; ; } m } } } } : } H UNIT A 257 i | LEVELS 1 1 9] 9] 0| 2
! UNIT A 485 SF) bl ! Vi
43 (100%) 43 PODIUM: 0% FAMILY FRIENDLY UNITS ' ONIT A 5 ' Vi
T ' '
3 I UNIT A 552 i Vi
B ! UNIT B 689 ! Vi
> H UNI 801 | v
& ' UNIT B 772 ' v
: ' ONIT 732 S| 9 ' Vi
' ' Vi
ONIT 722 5| 79
'
VLo 0 s L Soesr i ! v
v ! UNIT 724 SF| 7 ' Ve
v [ (V3 506 57 i ! v
- H UNIT 810 852 5F 3 H Vv
v ' UNITC 7,196 1 ' Vi
VELe | UNIT C: 991 1 | Ve
Vi H UNIT C: 981 4 H Vi
1 UNITC: 996 3 ' Vi
VI UNIT C: 7140 2 LEVEL 26 1 1 0| [ 0] 2|
v UNITG 0% B ' LEVEL o7 o T o o o 7
l UNITC: 1,024 4 ' 18 B 0 0 o 37
UNIT Ct 1,095 1 ! T2
Vi UNIT G 7039 0 : LEVELS 0 0 0 T 0] 7
VI UNIT C10 745 7 H LEVEL 6 0| 0| 0| 1 0] T
‘\; UNIT D1 7,083 SF| 4 ! VEL 7 0
Vi [ONIT D2 7,164 a ! VELS 0
LEVEL27 7 L 1978 : H e ]
UNIT S1 a1l 18] ! VEL 10 1
36(218%)  55(33.3%) 59 (36.8%) 11 (6.7%) 4 (24%) 165 TOWER T1:44.8% FAMILY FRIENDLY UNITS ONIT 52 T = 1 VEL T 7
2 !
UNITS3 390 Vi 1
LEVELS 1 [0 [0 2 2 5] 7 208 ? H Vi T
LEVEL6 0 7 0 3] T 5| 5 302 3 ' Vi T
LEveL7 0 1 0 3 1 5 3 55 3 ! Vi 7
VELs 7 477 | VE 1
VEL 10 8 504 Vi 1
VEL 11 ur 9 455 Vi 1
- UNITS10 426 SF) 1 Vi 1
Vet TOTAL: 470 Vi 1
Vi T
x 1 | | LEVEL22 7 7 2]
1 Vi
VEL T N
VEL T Vi
V1 Vi
Vi Vi
Vi
Vi BELOW MARKET RENTAL COMMON AREA CALCULATIONS v
- (MIN. 20% COMMON RES. AREA) v
e \ = v
e 2 [ 76,200 SF| T524) v
LEVEL 25 3
TEVEL 26 3 TOTAL BELOW MARKET RENTAL GALCULATIONS LEVEL 33 1 1 2
(MIN. 20% OF TOTAL RES AREA + 20% OF COMMON AREA) LEVEL 34 1 1 2|
‘[ x ; : [ e S LEVEL 35 1 1 2
93,482 SF | 8,685 ] 1 9 2 8
thEL 29. 1 5 3 0] 0] 9| l I TOTAL: 36 28 27 5 0 9
T
LEVi 1
LEVE 1 BELOW MARKET RENTAL UNIT MIX -
LEVE 1
= : TOTAL (PER
AR : 2 2 p 9 9 Level | STUDIO | 1BR | 2BR | 3BR | 4BR | FLOOR) AREA SF|__AREASM| RESIDENTIAL STORAGE CALCULATIONS
I3 7 g
T oS SIS TOWER 11 47 FAMLY FRENDLY UNTS =¥ 0 N N N N N S -
TOTAL: 142(302%)  157(334%) 139 (29.6%) 23 (4.9%) 9 (1.9%) 470 PODIUM & TOWER T1& T2 - . MARKET RENTAL BELOW MARKET RENTAL TOTAL
36.4% FAMILY FRIENDLY UNITS LEVELT il 1 i 5 2 20 14154SF| 1,375 m] w1 2w [ ® | w [ ® |
et 8 E J 3 2 H:E L 71,400 SF] 1,059 7] 7.023 SF 53| 18,424 SF| 1712
LEVEL 10 5 6 6 0| 0 17| 10422 SF 968 "
TOTAL 52 75 3 2 9 T11[_77.081SF __7.161m"
UNIT AREA SCHEDULE (40.4%) (152%) (13.4%) (222%) (2.1%) MIN. 20% OF STORAGE AREA TO 18,424 SF*0.2 = 3685 SF

BE BELOW MARKET RENTAL

UNIT <= 65 | 65 < UNIT < 105 | _UNIT>= 105 5M

FAMILY FRIENDLY BMR UNITS: 44.4%

[ 344] 7] 9 470]
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PARKING SUMMARY

REQUIRED CAR PARKING STALLS REQUIRED ACCESSIBLE STALLS
RESIDENTIAL VISITORS T RETAIL GROCERY OFFICE TOTAL RESIDENTIAL ACCESSIBLE STALLS: NON-RESIDENTIAL ACCESSIBLE STALLS:
7Stall/ 100 m up to 300 m?
. ; 7UNITS > 1 STALL 500 m* > 1STALL
0.4 Stalls /unit| _0.05 Stalls/total Units | 2 Stalls /1000 SF 2 Stalls /1000 SF 1 st 2650 e - TS 63 UNITS 0,034 > 16 STALLS O 11000 me = 765X 04 = 5oTALLS
REQ EVSTALLS| ooh = tes| towe = 24 | a% = 0 w% = ] % > w | ] [Tora 17sTALLS ToTAL oSt
(16 REG ACCESS. STALLS / 1 VAN ACCESS> STALL) | (3 REG ACCESS. STALLS / 1 VAN ACCESS> STALL)
PROVIDED CAR PARKING STALLS LOADING
RESIDENTIAL (100 % EV STALLS) VISITORS (100 % EV STALLS) RETAIL & GROCERY OFFICE Yotal Parking
LEVEL
Residential | Residental Van RESIDENTIAL Visitor Retail Retail Retail Van Stalls Loading | Loading _|Loading Type C |Total Loading
Residential | Residential [RESPERIAL ] visitor Visitor Total Visitor Retail Retail Total Retail | Office Offce | Offce|  Office Total Office
Accessible Stalls |  Accessible Stalls Total Residental it Accessible Stalls Regular Accessible Stalls| - Accessible Stalls . ! i Type A Stalls | Type B Stalls|  Stalls Stalls
Rogular Stalls | Small Sals | (counted double) | (counted double)| Res. Pass. CLA|  Stalls | <002 S1a1%] Small SalS | couned double)| 5121 Stalls__| S 12| EV S| (counted doubie)| (counted double)| _ Retail Pass. c1. | S | Reaular Stalls| Small Stalls | EV Stalls| Accossivle Stalls)  Stalls

EVE 0 0 0 0 0 0 0

Vi 0 0 7 0 7 74l 0 0

VELP: 1 4 3 4 7] 0 5

VELP. 7o 7 0]

VEL P. 38

VEL P 3 39 9

Vi 4 70) 59 0 I

Vi 3 10 57} of |

VEL P8 23] 4 33 0 of [

33 2 8 191 T 4 27 a 4 E 5 E

EACH 2 CLASS A BICYLE SPACES WILL HAVE AN ELECTRICAL OUTLET

REQUIRED BIKE STALLS - CLASS A REQUIRED BIKE STALLS - CLASS B RESIDENTIAL STORAGE LOCKERS PROVIDED EOT FACILITY
‘ RETAIL OFFICE TOTAL| RETAIL OFFICE TOTAL| LEVEL COUNT FIXTURE REQUIRED | PROVIDED
2.5 Stalls for Units| 2 Stalls for first 20 units + 1 LEVEL 5 22 |Grooming Station 3
1.5 Stalls for Units < 65 m?| between 65 m? and 105 m?| 3 Stalls for Units > 105 m?| Total Residential| 1 Stall for each 340 m? | 1 Stall for each 170 m* ‘Stall for each add. 20 Unit | 6 Stalls for more than 1000 m* | 6 Stalls for more than 2000 m? LEVEL 6 22 Locker 50 50
515] 293 27] 535 5 28 a1 2 3 5 a7 EVELT 22 Shower @ @
I I LEvELs 2 %ash Basin 3 4
a8 [Water Glosel 4 4
PROVIDED BIKE STALLS NOTE
DEDICATED BULK STORAGE IS PROVIDED BELOW GRADE FOR
CLASS A Stalls CLASS B Stalls| UNITS WITH NO-IN-SUITE STORAGE ROOMS
Level Horizontal Bike Vertical Bike Stalls (2'x 3-6°) Stack Bike Stalls (x2) (2'x &) Bike Lockers (2' x 6 Oversize Bike Stalls (3' x 8) Exterior Visitor Bike
Sl G 8) |ow 30% of Cags A Sals = max. 91| max 60% o Cass Al maybe | i, 105, of Clss A Sias 2. 96 | min. 5% o foa. Clags A Stalls = . 48 Stalls == RESIDENTIAL STORAGE LOCKERS REQUIRED ‘
LEVEL P2| 26} 22| 0| 0| 57] 21 [REQURED I 20 |
TEVELPS ES 7 [ 2 7 v 744 0
VELP4 a7 & T Tag) 7
VEL P5 36 o 20 1ag)
VEL P6| 46| 54] 7 152]
VEL P7| 44| 54 7 153]
VEL P8 39 5] 7l 730]
% 7 G EJ 7 S 3
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BUILDING MATERIAL & PATTERNING

e T W W el

y

o

DARK GREEN METAL PANEL
LOCATION - WINDOW FRAMES,
MULLIONS, LINTELS, AND CANOPY
STRUCTURE AT LEVEL 1

CONCRETE
LOCATION - RESIDENTIAL AND
COMMERCIAL ENTRIES, FASCIA.

ALUMINIUM SIGNAGE
LOCATION - RESIDENTIAL AND
COMMERCIAL ENTRY SIGNAGE

DARK BRICK

LOCATION - THROUGHT PODIUM
LEVELS1TO 3

REFERENCE - OBSIDEAN FROM
MUTUAL MATERIALS



BUILDING MATERIAL & PATTERNING
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SILVER PANEL

LOCATION - VERTICAL STRIPS
THROUGHT TOWERS AND
RESIDENTIAL PODIUM

|

DARK GREY METAL PANEL
LOCATION - VERTICAL ALIGNMENT
WITH WINDOWS AND OPENINGS

T | O TS TRMPSETTUN TS AT T

DARK BRICK

LOCATION - THROUGHT PODIUM
LEVELS1TO 3

REFERENCE - OBSIDEAN FROM
MUTUAL MATERIALS
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3D VIEW
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View from False Creek looking East
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3D VIEW
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Cityscape View looking West
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South Elevation

3D VIEW
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3D VIEW
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Southwest View of Plaza (no SkyTrain for visibility)
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3D VIEW

Norhwest View
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SOLAR ACCESS AND SHADOW ANALYSIS

On July 10, 2024, City Council approved Solar Access
Guidelines for the areas of Vancouver, outside of the
Downtown. These guidelines acknowledge the need

to provide sunlight to parks and open spaces for all
Vancouverites to enjoy the public realm at all times of the

year.

At that time, City Council also acknowledged the unique
urban form of the Downtown Core and that the same
guidelines approved for the areas of the City generally
south of Broadway do not reflect the complexity in
managing growth and solar access in the Downtown and

overall Metro Core.

As such, Council approved the following motion:
"THAT Council direct 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!

The policy changes to protected views and building
heights approved in July 2024 by Council, in addition to
the recent TOA-regulations by the Province, provide an
excellent opportunity to inform and quantify the solar
access analysis to an overall “solar budget” approach

to managing shadows. Given these policy changes all
converge on 1220 Station Street, this application provides
an opportunity to advance the City Council direction to

balance City Council’s affordable housing objectives and

solar access considerations on this Downtown site.

In some ways, this approach has been used for decades
in the Downtown Core where shadow impacts from new
development were rarely prohibited on parks and open
spaces, but rather were carefully managed through taller,
slender towers, careful tower separation, and reasonable
attention to the time and intensity of use of the public

space.

This current approach has proved effective in achieving
housing and employment growth in areas such as Coal
Harbour and its relationship to the waterfront seawall and
park space to the north of this new neighbourhood. This
approach has also been used at City Gate, a neighbourhood
immediately adjacent to 1220 Station that manages
inevitable shadow impacts on the park and seawall to the

west of that new neighbourhood.

However, this approach is difficult to quantify in a
meaningful and consistent way. The conventional
methodology of using “snap shot”studies at moments in
time (10:00/12:00/2:00 on the Solstice and the Equinox) does
not fully capture the dynamic use of the public space as

people and shadows move constantly throughout the day.

Diagram taken from
Implementation of Transit-
Oriented Areas (New
Provincial Legislation: Bill 47)

@ RAPID TRANSIT

TIER 2

20
STOREYS
S5.0FSR

12

STOREYS
4.0 FSR

8
STOREYS
3.0FSR

fo0 wEIRES




SHADOW STUDIES - T0AM
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O SPRING EQUINOX - MARCH 21 10 AM - SHADOW O §8|TETICE - JUNE 21 10 AM - SHADOW O FALL EQUINOX - SEPTEMBER 22 10 AM - SHADOW
"] PROPOSED BUILDING (28 STOREYS RESIDENTIAL)

PROPOSED BUILDING (36 STOREYS RESIDENTIAL)

| ORIGINAL OFFICE BUILDING

10:00 AM
100

As such, many cities around the world have chosen to pursue Solar « Theanalysis provides three build form reference points to 20
Budget Analysis as a way to quantify the full potential opportunity show the incremental shadow impact on adjacent Thornton
of a person to access sunshine in a park or open space during any Park for three development forms supported by Council policy - 80
point in the day. In effect, a solar budget speaks to the probability and direction including: & 70
that someone will find a sunny space in a park or open space o The existing development permit approval for a é
at any given time of day or year. It is in effect a useful measure 13-storey office building E 60
of the degree of solar access, and the impact of surrounding o The potential 20-storey office building that may é 50
development. be considered as a Tier 1 site within the Province/City E

regulations for Transit-Oriented Areas within 200 m of Main < 40
The following solar access and shadow analysis seeks to provide Street/Science World SkyTrain Station 30
additional quantitative and qualitative rigour to analyzing solar o The proposed two tower, 28 & 36 storey rental v22% 22_'"
access opportunities in Thornton Park after the development of development that is the subject of this rezoning application. 0@ | |l -
1220 Station in the following manner: ol T M i

MARCH APRIL MAY JUNE JULY AUGUST SEPT.
EQUINOX SOLSTICE EQUINOX




SHADOW STUDIES - TTAM
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O §ﬁB!L\£G - EQUINOX - MARCH 21 11 AM - SHADOW O fngEIICE - JUNE 21 11 AM - SHADOW O FALL EQUINOX - SEPTEMBER 22 11 AM - SHADOW

| PROPOSED BUILDING (36 STOREYS RESIDENTIAL)

PROPOSED BUILDING (38 STOREYS RESIDENTIAL)

| ORIGINAL OFFICE BUILDING

11:00 AM
1220 Station Street has been designed with taller, slender residential 100
floorplates of approximately 6,600/6,800 sq ft to minimize shadows cast, 90
in contrast to the 6,490 SF - 12,400 SF (603 m?- 1,152 m*) floorplates of
adjacent City Gate. __ 80
X
v 70
The Solar Budget Analysis shows all three development schemes ﬂ<€
during the morning hours where there is some shadow impact on : 60
adjacent Thornton Park at 12:00 noon, 11:00am and 10:00am at all times 2 50
of year, and the resulting proportion of the overall park and public space I!lgl
that experiences reduced solar access. < 40
30 128% o
26%
20 | Tee >
00 el 46‘:/0- -------

. MARCH APRIL MAY JUNE JULY AUGUST SEPT.
( EQUINOX SOLSTICE EQUINOX




SHADOW STUDIES - 12PM
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(7)-SPRING EQUINOX - MARCH 21 12 PM - SHADOW (7)-SOLSTICE - JUNE 21 12 PM - SHADOW (7)-FALL EQUINOX - SEPTEMBER 22 12 PM - SHADOW

"] PROPOSED BUILDING (28 STOREYS RESIDENTIAL)

PROPOSED BUILDING (36 STOREYS RESIDENTIAL)

| ORIGINAL OFFICE BUILDING

12:00 PM
The results of the Solar Budget Analysis provide some key findings « Any solar access and shadow impact of the proposed 100
for the proposed development and its impact on solar access in the rental towers is clear from the park by lunchtime, which is 90
surrounding public space: advantageous for adjacent hospital employees and visitors.
80
All three development schemes have some morning shadow - The approximately 5320 SF / 494 m’ public plaza i\i 70
impact given the location of Thornton park to the west of the site, proposed as part of the development creates additional é
including the approved development permit for an office building. public space to augment the overall solar budget, resulting & 60
in the project having a maximum solar impact of 20% 2 50
The shadow impact of the proposed rezoning to a two-tower during the time of peak shadow impact (at 10:00am on the E
rental scheme provides only marginal additional shadow impact Vernal Equinox), meaning 80% of the Thornton Park and < 40
from a TOA-supported office development. new plaza is without shadow. 30
The maximum impact on the Solar Access Budget of the 20
proposed rental towers is 25% shadow impact (at 11:00am on the 10 ..q_nf‘_ 7%
Vernal Equinox) meaning that more than 75% of the park remains e a.1_% ______________ 7
free of shadow impact at the moment of maximum shadow. MARCH APRIL MAY JUNE JULY AUGUST SEPT.
EQUINOX SOLSTICE EQUINOX




SHADOW STUDIES - MITIGATION
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AREA OF ADDITIONAL SHADOW AREA IN
THORNTON PARK SINCE OFFICE DP

TOTAL AREA OF
THORNTON PARK
The shadows have been mapped on the graph, U/ 173,541 SF 173,541 SF
showing the area in the park that is covered by the 160,000 SF 160,000 SF
proposed building since the approved office DP 150,000 SF 150,000 SF
proposal, over the total area of the park (173,541 SF / \: 140,000 SF 140,000 SF
16,122 m?). =\ 130,000 SF 130,000 SF
1 P00 120,000 SF 120,000 SF
At 10am, the area ranges from approximately 10,000 SF \\ } . . - 110,000 SF 110,000 SF
. . \
to 17,000 SF covering less than 10% of the park’s total \ - ! — ! | 100,000 SF 100,000 %
\
area. At 11am, the shadows cover between 10,000 SF @ \ | . } § } 90,000 SF 90,000 SF
) 4 \ 80,000 80,000 SF
and 30,000 SF of the park, up to a maximum of 17% of [} \ | I Rt '
, [0 ! ) i g ‘ 70,000 SF 70,000 SF
the park's total area. By 12pm, the shadows have almost 3 - ' | S I
i o : | I 60,000 SF 60,000 SF
left the park entirely and represent less than the area of & — i !
. ! " L } 50,000 SFq11AM 50,000 SF
the on-site open space created. TR G E oD i 10,000 SF w\AM % 40,000 S
NOR7, 5,320 SF / 494 m? N o
HERN & et | N /
s o 30,000 SF 1 30,000 SF
ey . . ~100 R =
As a mitigation measure, the proposal includes an S 185 e "’NGU/DEWAEWL N 20,000 SF o0 S S8 —== 20,000 SF
additional 5,320 SF / 494 m* of open space at grade N ./ 0000 F == | — ——__ AM___— —2,,—,\,,”01000 -
along the South of the site. This area is in addition to the ====—tC_———=—==1
TERMINAL AVEN! MARCH APRIL MAY JUNE JULY AUGUST SEPTEMBER
open space below the SkyTrain guide rail. The project EQUINOX SOLSTICE EQUINOX

provides public access to a new plaza space beyond
the current public space of Thornton Park to provide
additional solar access opportunities for citizens to
benefit from solar access during the morning hours

where this is some shadow impact on the park.

@ E_EEVE,LJ - FLOOR PLAN

The new plaza includes outdoor seating along the retail front of the building, spilling out into

the public plaza, bordered by planters and benches, activating the local pedestrian activity along

Terminal Avenue.

PROPOSED BUILDING 10AM SHADOWS
= === PROPOSED BUILDING 11AM SHADOWS
== === PROPOSED BUILDING 12PM SHADOWS

ON-SITE OPEN SPACE CREATED

ON-SITE OPEN SPACE BELOW SKYTRAIN GUIDE RAIL

| 65
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SOLAR ACCESS AND SHADOW ANALYSIS

In summary, the proposal has some early morning shadow impact on Thornton Park in
a similar manner to adjacent City Gate on Creekside Park, but to a lesser extent given

the urban design strategy of significantly more slender towers.

The shadow impacts from the proposal clear Thornton Park by lunchtime at all times
of year, and never impact more than ~20% of park area so solar access is always
maintained across 80% of the park for park users. The proposed public plaza also
creates additional opportunities for public enjoyment of the public space when

morning shadows are present in the park.

The applicant will work with staff to manage shadows in a manner consistent with
previous Downtown practice, including providing all technical methodology of the

attached Solar Budgeting Analysis to support staff to fulfill the July 2024 Council

directive to modernize solar access management in the Downtown.

¥ =

View of Thornton Park looking East

Shadow Study over context plan taken on March 21st at 10am
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Chapter 4: Landscape
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Landscape

LEVEL 1 PLAZA

CONCEPT

The southern streetscape along Station Street features pedestrian-focused retail frontages
with spill-out areas, enhanced by planting and seating that create opportunities to pause.
A tree-lined promenade-inspired walkway, flanked by retail patios and outdoor seating, is
complemented by West Coast-inspired elements like grizzly granite slabs and a public art

feature at the plaza’s western corner.

The plaza is designed as a vibrant, accessible space that encourages community interaction
and enriches the urban landscape. It combines functionality and aesthetics, offering seating,
greenery, and open areas for events. The design prioritizes pedestrian flow, safety, and

inclusivity to meet diverse needs.

Public art, natural features, and thoughtful lighting add character, creating a welcoming
ambiance and boosting foot traffic for nearby businesses. Enhanced lighting also improves
security and ensures visitors feel safe at night. This new plaza aspires to become a beloved

gathering place reflecting local culture and identity.

builging tce
— 1

siore front /plaza

Section through level 1

Paving Pattern Granite Slabs

Seating around planters

“Soft” concrete seating Illlumination



Landscape

LEVEL 5 - OUTDOOR AMENITY

The family-friendly area is located on the north bench holght perinar
i B A fsnc:ﬂ in dog run with bench, , plm?ir .
amenity deck, sheltered from the SkyTrain noise. The bt ot e M p gt
. N . )-/ -
amenity deck will provide areas for bbg, dog run and — \
. \
children’s playground. 73 \
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Landscape

LEVEL 5 - OUTDOOR AMENITY

trees to provide
microclimate

£
- E
S
=
2.1

refer to arch for slabline

dog run | planter seating area

Section through dog run

Seating around planters

Seating around planters

Seating around planters
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Landscape

LEVEL 9 - OUTDOOR AMENITY

Urban agriculture plots are located on this level, providing easy access from

)
both towers. Bordered by lush greenery which includes trees and perimeter Pt
—"
planters, the south side of the deck promotes social activites and relaxation, " \
i i i w—"" b
with a bbg area and chaise type seating. e \
—
/‘./' 4
— \
o —

acon. o aicowr
|
’ Most planters to Include "edible” planting material
‘ -
=&
[106.68cm (42") potting bench / lounge type
eight plantor ool storage seating area
iith columnar =] i pLcgny|
2 urban agriculture
A Imae:and Lo 29! L 1
layered planting — allow higher
frosted glass
\. ot
cde) A privacy
1 jomot? G

‘ metal trelis with
ot harvest
et

106.68cm (42°)
height planters

VOLUMETRIC SRW PLAN 16474
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Landscape

LEVEL9 - OUTDOOR AMENITY

trees to provide
microclimate

guardrail,
refer to
arch

refer to arch for slabline

private patio planter with small tree | seating area / walkway

Section through Level 9 Amenity Level

o

Board walk Material Transition Chaise Type Seating

Outdoor Amenity Seating
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Landscape

ROOFTOP AMENITIES

The rooftop amenity deck for each tower features an outdoor fire table, one

-~
. . — .
long harvest table, an outdoor grill centre and seating areas to complement " A
. . " \
the indoor amenity spaces. e \
" .
Py —_—
— \
outdoor fire table / lounge o —
type seati —" Y
a—
harvest or long table under- \
metal trellis with outdoor
bq, seperated by raised .
planter with 60 - 90cm (2-3") .
height plantings and an, , e===" \
evergreen hedge on either’
side for additional privacy - )
pees additional seating
with a view
24" height metal
planter
— 90-120cm (3-4'-0") height
B evergreen hedge |
arves " hoi
Cutioor 4hq under ma [~ 55 (47 height ol
lis with strip lighting
? feature pots
Ea m'\
MEm——
(x| 03
W e
i
|
L outdoor fire table L additional lounge
i ,

appropriate
fitishings
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Landscape

ROOFTOP AMENITIES

— bbq / grill
trellis
structure
raised metal | [ outdoor Ioun?er type
planter seating with fire table

=

refer to arch for slabline

additional seating social / lounger

——
=

planter l outdoor dining 1 planter
K T

J

-

Section through rooftop amenity

Metal Benches Fire Table Grill Centre Metal Planters Harvest Table
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GREEN BUILDINGS POLICY

The Green Buildings Policy for Rezoning

I~ - <D RESILIENT CONSTRUCTION
supports the creation of high-performance HIGH PERFORMANCE BUILDING DESIGN High performance envelope design and durable-building construction aim to help make the
resilient buildings. 1220 Station Street will meet Using a measured combination of building envelope, building resilient to changing climates and improve-the building’s comfort in the event of hotter
the City of Vancouver's industry-lead sustainable mechanical, and electrical energy efficiency to deliver summers and colder winters.
building policies and by-laws. The development a low energy consuming and GHG emitting building. A "
has undertaken extensive analysis to understand ~__1 combination of innovation and established energy savings Thoughtful design'to keep the building entrances above the recommended Flood Control Line
the ways in which the building will perform, the strategies to support reliable energy savings.
impacts it will have on climate change and the + 30% Window to Wall Ratio (typical) -
impacts climate change will have on it. « High Performance Glazing ll\\
« LED Lighting in suites & common areas n\
= « Water efficient plumbing fixtures I|‘| \\
- Energy Recovery Ventilation ‘|‘| \\
| « Connection to the False Creek Neighborhood Energy 'l“ \\\
] Utility to provide low carbon heating and Domestic Hot || “ \ 0’ | BUILDING DELIVERY AND ONGOING
Water ! \ O MANAGEMENT
v )

Commissioning the building to ensure
|
O o

_____ energy efficiency from day one.Building
level andend-use metering will b€ used
tefurther verify building-performance

years inte'their operation.

A ~
,l Se ~
P4 ~

~] EMISSIONS CONSCIOUS DESIGN 7 :

Modeling the building early to establish the amount ,'/ 1
~ of embodied carbon and energy-associated with its [ ——— RAINWATER MANAGEMENT

construction. The project has a goal of reducing is embodied Collecting and detaining rainwater to reduce the impacts on

carbon by 10%. downstream storm water management infrastructure

il =7 T T . T

| 77




Appendix A: Architectural Drawings
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Appendix B: Landscape Drawings




DRAWING LIST

L-0.00 COVER SHEET
T-1.00 EXISTING TREE MANAGEMENT PLAN
L-1.00 LEVEL 1 - SITE PLAN

L-1.01 LEVEL 5 - SITE PLAN

L-1.02 LEVEL 9 - SITE PLAN
L-1.03 LEVEL 28 - SITE PLAN
L-1.04 ROOF - SITE PLAN
L-2.00 SECTIONS

L-3.00 DETAILS
LANDSCAPE NOTES

. All work shall meet or exceed the requirements as outlined in the current Edition of the
Canadian Landscape Standard.

»

Plant sizes and related container classes are specified according to
Standard current Edion, For continer ciasses #3 and smallr ks Shall b 55 Sha
inthe plant st and the Standard; fo all othor lants, both plantsizo and contanor lass shal
b 52 Bhowh 1 1hg lant 21 Spcccals when e plant 1L cal or 45 Slocs Conainars, st
shall be as defined in the CNLA (ANSI) Standard.

rea o search for specified plant ma'arlal shall include the Lower Mainland of British Columbia,
Vancouver Island, Washington and Oregon States.

Al plant matoril used on this prqaa mn be hardy in tis climate. Plant typos have beon

lected with this as a primary criteria. This Contractor shall guarantee that plant material

lied has oqual provenancs, i t s developed from umings or seeds collected in an area of
Simiar cimatic charactonsics

‘Substitutions in plant material will not be considered unless written gw is submitted |hlny (30)
daysl :grlzo mm du:g\lnmmlaﬂm stating a specified plant cannot be obtained within
se:

Alltrees to be staked in accordance with CNLA Standards.

For all existing on site services and survey symbols refer to survey drawings.

Al landscaping and reatment ofthe open porions o th sito shal be completed n accordance
roton drimings witin S 15 reoning of e dates of lbuance

bk permit, or any use or occupancy of the proposed development nm m‘nng an
occupancy permit, and thereatter permanently maintained in good condition:

®

.5

o

.@

P.“

ADDITIONAL NOTES

1. This plan s "NOT FOR CONSTRUCTION" and s to be submitedfor rviewto Engincering
Servicos 3 minimum of § weeks priorto the start of any constnuction proposed fo pubic

proparty. No work on pubic property may b e unti such plans receive For Condiruction”

approval ated permis ae issued. Pigase contact Engineering, Development and Major

bt anclorvou inconng, Buiing Sita Inspecior for Getal

“Tree species, final spacing, quantity and location to the satisfaction of the General Manag

er of
Er:glnseﬂng Services. New lrass m\m be 01 standard, minimum 6cm caliper, and in: mllsd
volumes. Installation of Engineered

!\‘

Hy uired to obtain appropriate soil volumes based on site conditions. Root barriers shall
po ot ;ieglua'oonst;ucnon 3 a0t long and 18 Inches deap, centre on oach stree 1160 acjacent (o
e sidew
gfstoot ko facilty. Planting depth of root ball must be bolow sidowalk grade. Contact Park
at pbdevelopment trees@vancouver.ca for inspection after tree planting completion".

3. “Off- sita ts ars m be mr\swctad to the satisfaction of the General Manager of Engineering
Servi City geometrc design, with the ina design and location to be
ormnad once e Gy oo geomamc is received.

4. Note to Applicant: Dr Permit Appllmnon will be
preliminary wih approprato plac Inmhnldsns P fI o site geometric will be

ided by the v An Enginoering Project Soosirnator vl on mﬂge the
veloperto facilta the dalivery of any Giy

 Development Permit issuance.

The required Green Infastructureimprovements on 520 West 29th Avenue il be as per
cny -issued d g

o

.Q

Nt 1o Ap Ilcam Poles and guywires that are to be removed or relocated must be called out
and the exising and proposed ocations shown. Letters must bo provided from the appropriale
ST iy comnanEa P sonfie at por rEocaion proposch & posdbl

IRRIGATION NOTES
Al on-ite Soft Landscape Areas' aro to be igated with high-offiiency automatic imigation
systems, including rain sensors, to IABC

Irrigation stub-outs and hose bib locations will be pmvided to mechanical and electrical
consultants for coordination.

Irigation system is a delgn-hulld Landscape contractr o provide iigaton designiayout or
oviaw by Landscape Consulant for approval

No visible irigation lines will be accepted.
Allirigation boxes to be equipped with quick couplers.
Irigation controller to be located in mechanical room.

»

.“

L

BIRD FRIENDLY STRATEGY

Elements of the landscape design and planting selection have been thoughtfully considered to
support the City of Vancouver's Bird Friendly y Design Guidelines.' The use of native tiered
planting material will provide a variety of texturos and heights that will support bird habitat The
plantings shoud provide opportunilesfo nesting, ood solces, plinaton suppor, shellrs as
well as protecti

A landscape consideraton thatwil make this proposed development more bird endl willbe the
tree canopy. velopment proposas to add rees on the ground,level 5
T ovelo. These vaas grow up to S rovide ohace, perching and nesting opportunities.

lanting in rates canopy and habit stratification with tree(s) * shrub(s)
e e LT A Tt ol ot
non-native/non-invasive pl

MATERIALS LEGEND

CIP CONCRETE

PER CITY OF VANCOUVER ENGINEERING STANDARDS

CIP CONCRETE
VEHICULAR

SLAB PAVER BY BELGARD - NATURAL
TEXADA 24 X 24 X 2"

SLAB PAVER BY BELGARD - CHARCOAL
TEXADA 24 X 24 X 2"

SLAB PAVER BY BARKMAN - STERLING
TERRACE 24 X 24 X 2"

BROADWAY 65MM PLANK PAVER - RUNNING BOND

12 X 24 X 3 (colouring may differ)

BROADWAY 65MM PLANK PAVER - RUNNING BOND

12X 24 X 3 (colouring may differ)

MODULINE PLANK PAVER - CHARCOAL
4x24X4

MODULINE PLANK PAVER - GREY
4X24X4

SYNTHETIC TURF
DOG RUN

RUBBER SURFACING
(colouring may differ)

GRANULAR MATERIAL
DRIP STRIP / FEATURE

SOFTSCAPE

PLANTING BEDS
REFER TO PLANT LIST

SoD

EVERGREEN HEDGE
REFER TO PLANT LIST

PLANTING SCHEDULE - OVERALL (trees only for rezoning)

TREES
symbol gty
06
v 04

RAISED PLATFORM - KIDS PLAY

q
‘\

botanical name

Acer buergerianum
Acer circinatum

Acer griseum

Acer rubrum 'Bowhall

Ginkgo biloba Jade butterfly'

Picea pungens var glauca fastigiata

Populus tremuloides.

» '-‘ I
r %
£
Wy

S
FEATURE PAVING

‘SITE FURNISHING - BENCH

OUTDOOR AMENITY / MULTLPURPOSE SPACE

common name

Trident maple

Vine maple

Paperbark/Blood-mark maple

Bowhall red maple

Jade Butterfly ginkgo

Columnar Colorado spruce

Quaking apsen, trembling

1.8m (6-0°) height

1.8m (6-0) height

2m (6:6") height,

6om caliper

#5 pot

1.8m (6-0°) height

Som caliper min.

notes

balled & burlapped

balled & burlapped, multistem

balled & burlapped, multistem, specimen

balled & burlapped

‘spaced as shown

balled & burlapped

balled & buriapped

SITE FURNISHING - BIKE RACK

13 20250812 issue for rezoning

12 20241208 issue rz coordinationireview
M 20261128 issue for clent roview

10 20241046 issue for llent review

8 20041010 lssuo for lent coordination
8 20240909 lssue for clont review

7 20200004 issue for llent review

6 20240625  issuefor cllent review
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BIRD FRIENDLY STRATEGY
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City of Vancouver's 'Bird Friendly Strategy Design Guidelines.' The use Sored iamting mevorale il

provide avariety o textures and heights hat wil support bird habtat. The plantings should provide
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non-native/non-invasive plants.
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. All street trees to be staked with 2 - 100mm@ x 2.5m long. Minimum depth of stake embedment is 1m. Ensure

stakes do not penetrate or damage rootball. Ensure all stakes are aligned parallel to sidewalk/road on tree pit

entreline.
Do not cut Tree Leader.

of Bank

2.
3. Ensure tree location does not conflict with Underground Services. "Call before digging".
4. Protect tree from damage during planting. Ensure rootball protected from Sun, Frost or Desiccation.
5. Provide min. 5 cubic meters of growing medium per tree, unless otherwise stated.
6. Refer to Growing Medium Chart below for surface area depth of Growing Medium.
1500mm
25mm wide Transmission Type Fabric
Beling MIN.

in "Figure 8 pattern
Attach to stake wllh shingle nails typ. \/ %
Note: Belt placed at height no greater

than that which will support tree.

Typical Tree Stake. —————————>
Refer to Note 1 above =

Finished Grade at Tree ——————
Screened Growing Medium

T
(1 Kppicable)

Tree

|/ Rootflare

,—— 50mm Mulch Cover at
minimum 150mm from trunk

—— Root Ball

}—— 150 mm Mulch Saucer
Refer to municipal Specifications

90cn min concrete base. For any specialized treatments
= ~ Ensure top of rootball is at or
B ‘, - [ reinforced concrete footing : slightly above Finished Grade.
- . under bike rack(s) Scarity Bottom and sides of pit.
q % D N : i © ny P “: Remove top 1/3 of burlap from
0 O 0 2 O ' Q O o Z Compact subgrade rootball and twine from base of
; = under rootball ONLY trunk.
% to prevent settiement. 7
/ ﬂlﬁ%‘?ﬁ: Mat Min. 95% S.P.D. Fold back wire basket "lifting
l:,g\n:g‘mﬂodby 5 ‘% loops" or remove top row of
7/  \/Envelope Consultants ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ g baskel if applicable.
Varies with depth of rootball Remove any soil on top of
/2. BlcoLE RACK- oN5LAB =TT TTTE=TITITE=ITTTIT "orginar roooai
w ‘Scale = 1:10 Depth 10 Cubic Meter - Soil Volume 5 Cubic Meter - Soil Volume
Growing Medium Area SQUARE CIRCLE Area SQUARE CIRCLE
Subgrade (mm) (m2) Size of Surface Size of Surface (m2) Size of Surface Size of Surface
450 22.10 47mx4.7m 705MQ 1.1 3.3mx3.3m 380MQ
600 16.80 41mx4.1m 517MQ 8.33 2.9m x 2.9m 325MQ
750 13.70 37mx3.7m 436MQ 667 2.6mx 2.6m 290MQ

m TREE PLANTIN N GRADE
G oo
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