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DEVELOPMENT MANAGER

JTA Development Consultants
1190 Melville St Unit 740
Vancouver, BC V6E 3W1
Tel: (604) 875-9798

Email: james@jtadevco.com

Contacts: James Tod

ARCHITECT

Studio One Architecture Inc.
240 – 388 West 8th Ave.
 Vancouver, BC. V5Y 3X2
Tel: (604) 731-3966

Email: ruba@studioonearchitecture.ca
Web:    www.studioonearchitecture.ca

Contacts: Ruba Margieh

STRUCTURAL

Glotman Simpson Consulting Emgineers
1661 West 5th Avenue,
Vancouver, BC V6J 1N5
Tel: (604)-734-8822

Email: lstoelting@glotmansimpson.com

Contacts: Levi Stoelting

MECHANICAL

Rocky Point Engineering
500 – 211 E. Georgia Street
Vancouver, BC. V6A 1Z6
Tel: (604) 559-8809

Email: mark.yeung@rpeng.ca

Contacts: Mark Yeung

ELECTRICAL

Nemetz
2009 W 4th Ave W
Vancouver, BC V6J 1N3
Tel: (604) 736-6562
Email: steven@nemetz.com

Contacts: Steve Nemetz

LANDSCAPE

Durante Kreuk Ltd.
1637 W 5th Ave #102
Vancouver, BC V6J 1N5
Tel: (604) 684-4611
Email: peter@dkl.bc.ca

Contacts: Peter Kreuk

GEOTECH

GeoPacific Consultants Ltd.
1779 W 75th Ave
Vancouver, BC V6P 3T1
Tel: (604) 439-0922
Email: dkokan@geopacific.ca

Contacts: Daniel Kokan

SUSTAINABILITY

Edge Consultants
102-211  E Georgia
Vancouver, BC V6A 1Z6
Tel: (778) - 588-5753
Email: Jtan@edgec.ca

Contacts:  Jennifer Tan

CODE

GHL Consultants Ltd.
700 W Pender St
Vancouver, BC V6C 1G8
Tel: (604) 689-4449
Email: jhk@ghl.ca

Contacts: Jun Kim

TRAFFIC

Bunt & Associates TP&E
Suite 1550, 1050 West Pender St
Vancouver, BC V6E 3S7
Tel: (604) 685-6427
Email: bmcmillan@bunteng.com

Contacts: Brandin McMillan

SURVEY

360 Land Survey Ltd.
1152 Millstream Rd,
West Vancouver, BC V7S 2S9
Tel: (604) 816-4292
Email: Info@360surveys.ca

Contacts: Evgeny Petushkov

ARBORIST

Radix Tree Consulting Inc
 333 Brooksbank Ave #718
North Vancouver, BC V7J 3V8
Tel: (604) 770-1755
Email:tadixtreeconsulting@gmial.com

Contacts: Michelle McEwen

CIVIL

Binnie
300-4940 Canada Wy
Burnaby, BC V5G 4K6
Tel: (604) 420-1721
Email:PCastles@binnie.com

Contacts: Phil Castle

OWNER

Five Mile Holdings Ltd.
202-1055 West Broadway
Vancouver, BC V6H 1E2

Contact: Steven Yan

OWNER

TKT Holdings Ltd.
1300-1075 West Georgia
Vancouver, BC V6E 3C9

Contacts: Jackson Tang
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REZONING INTENT

This proposed rezoning intends to rezone the 3 consolidated lots of 270 E 13th Avenue in RM-4 zone to CD-1. Per the Broadway Plan Policy, 'Mount Pleasant South Apartment Area - Area 'B' [MSAB] Policy Statement, the
proposed residential development intends to pursue the option/tenure of 100% secured market-rental housing where a minimum of 20% of the residential floor area will be for secured below-market rental housing. Per
additional policy 10.22.3, a minor increase in height & density is proposed to consider the ground-oriented, local-serving retail/service uses.

Meeting all the minimum site requirements, the proposed development would be 21 storeys, have a residential & commercial combined gross area of 134,542.4 sq. ft (12,499.4 sq. m) and a floor space ratio of 6.80. The
building includes ground-floor, local serving commercial retail units with a gross commercial area of 5419.5 sq. ft (503.5 sq. m) proposed

A total of 167 rental units are proposed including 20% secured below-market rental housing. 35.3% family units [25.1% 2-bedroom & 10.2% 3-bedroom rental suites]. 76 vehicle parking spaces accessed from the lane and
310 Class A bicycle spaces are proposed.

The development site is 18,065 sq. ft (1,678.3sq. m) in size, comprised of 3 parcels located at the corner of E 13th Avenue & Sophia Street, and currently, there is an existing building on the site with rental units, city policy
for tenant relocation will be implemented and followed.

The site meets the minimum area & frontage requirements prescribed in the Broadway Plan Policy.  The above-grade setbacks meet or exceed those required in the Broadway Plan Policy, with extra setbacks given for the
proposed public commercial plaza. Below-grade setbacks meet or exceed Broadway Plan requirements with additional voluntary below-grade setbacks along Sophia Street

NOTE: Figure 6.15 - Potential future of Existing Apartment Area in 30 years, Broadway Plan
(2022) P 54.
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NOTE: Figure 7.1 - Overall Land Use Concept Plan, Broadway Plan (2022) P 65. NOTE: Figure 10.22 - Mount Pleasant South Apartment Area-Area A, Broadway Plan (2022) P 247.

NOTE: Figure 10.22.1 - MSAA Policy Summary Table, Broadway Plan (2022) P 248.

Additional Policies
10.22.3 - Minor increases in height and density will be considered for delivery
of ground-level local-serving retail/service uses or childcare, Broadway Plan (2022) P 247-248.

   1-        2024.01.03      ISSUED FOR REZONING



N

PROJECT RATIONALE

date: description:
Revisions
no.:

Copyright Reserved. This drawing is the property of Studioone Architecture Inc.and
may not be produced without the consent of Studioone Architecture Inc.

project title:

drawing title:

project no.:
drawn by:
checked by:
date:
scale:

drawing no.:

ar
ch

ite
ct

ur
e 

in
c.

studioonearchitecture.ca

240 - 388  West 8th Ave. 
Vancouver, B.C. V5Y 3X2
Tel:     604 - 731 - 3966
Fax:     604 - 734 - 1121

270 E AST 13TH AVENUE
MIXED-USE DEVELOPMENT

270 E 13 AVE.
VANCOUVER, BC

22021

  Shoghig.T

   2-        2024.04.15      REISSUED FOR REZONING

POLICY CONTEXT

R.M.

JAN,03,2024
N/A

A0.05

APPLICABLE POLICY AND GUIDELINES

BROADWAY PLAN (2022)
HIGH-DENSITY HOUSING FOR FAMILIES WITH CHILDREN GUIDELINES (1992)
HOUSING VANCOUVER STRATEGY (2017)

GREEN BUILDINGS POLICY FOR REZONINGS (2010, LAST AMENDED 2022)
COMMUNITY AMENITY CONTRIBUTIONS POLICY FOR REZONINGS (1999, LAST AMENDED 2023)
TENANT RELOCATION AND PROTECTION POLICY (2015, LAST AMENDED 2019)
DEVELOPMENT COST LEVIES BYLAW
DEVELOPMENT COST LEVIES INFORMATION BULLETIN (2000, LAST AMENDED 2023)

NOTE: Figure 10.1 - Mount Pleasant Neighborhood Land Use, Broadway Plan (2022) P 65.
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REZONING PURPOSE

The proposed development will adhere to the Green Buildings Policy for Rezonings and the Rainwater Management Bulletin. As there is an existing building on the site with rental units, city policy for tenant relocation
will be implemented and followed.

Setbacks are congruous with the RM-4 zone & consistent with the existing street alignments found on E 13th Avenue and Sophia Street for neighbouring multi-residential developments.

Located in the Mount Pleasant community, the site would be a strong choice for high-rise rental living.  The proximity to Main Street, Kingsway and Broadway creates a context of urban living with access to
commercial amenities, transit and cycling routes while access to nearby schools and parks supports family living. This area of Mount pleasant is already a well-established rental community.
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MASSING VOLUMES & FLOW

The massing strategy employs a tiered architectural approach for the tower, articulating its mass with vertical bays. Complementing this verticality, a horizontal 4-storey podium provides a counterbalance,
establishing a visual equilibrium. The tower's full height accentuates the intersection of East 13th Ave and Sophia Street, seamlessly transitioning into the podium. This integration flanks the adjacent
single-family house to the west.

The podium massing steps down towards the adjacent properties, thus maximizing access to natural light and contributing to the articulation and interest to the massing.

DESIGN RATIONALE
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MASSING VOLUMES & FLOW

Podium balconies are oriented towards the street and lane for privacy and overlook considerations.
The main entrance of the residential is off on E 13th Avenue, serving as a focal point and anchor at the base of the podium. This centralized placement not only enhances the building's accessibility but also
contributes to a sense of hierarchy within the overall design.

DESIGN RATIONALE
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AMENITY

Indoor and outdoor amenity spaces are provided on level 2 west of the tower and the rooftop of the tower. Both locations offer residents a diverse range of programmed spaces, ensuring easy accessibility and
providing a seamless transition between indoor and outdoor recreational areas as children’s play areas and gathering spaces adjacent to a barbecue/food preparation station.

LEVEL 2  AMENITY SPACE
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AMENITY

The rooftop amenity embraces sustainable living with community garden plots. This feature not only promotes environmental consciousness but also fosters a sense of community engagement and shared
responsibility. The rooftop design prioritizes open gathering spaces, allowing residents to enjoy the stunning city views to the northwest. These spaces are versatile and can be used for social events, relaxation,
or quiet contemplation.
In both Amenities locations, consideration is given to the orientation of amenity spaces, ensuring ample sunlight exposure from the south and west. This not only enhances the visual appeal of the spaces but
also contributes to a warm and inviting atmosphere.

ROOFTOP  AMENITY SPACE
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PUBLIC REALM

The commercial use proposed at Ground level provides opportunity for animating the public realm in the area. The proposed small scale retail spaces, ample landscaping and continuous canopies will contribute
to the vibrancy of the street. Despite the sloping site, the design gives careful consideration to accessibility, ensuring continuity of accessible route throughout.
Well-placed seating and rest areas along the walkway offer spaces for relaxation and social interaction, establishing the walkway as a central social hub within the development. Additionally, the large setbacks
provide opportunities for the retail activities to spill out on the street.

SOPHIA AND EAST 13TH INTERSECTION THE PUBLIC WALKWAY
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EAST 13TH AVE. EXISTING NORTH ELEVATION EAST 13TH AVE.

EAST 13TH AVE. PROPOSED NORTH ELEVATION EAST 13TH AVE.

   1-        2024.01.03      ISSUED FOR REZONING



N

STREETSCAPE SOPHIA ST.

date: description:
Revisions
no.:

Copyright Reserved. This drawing is the property of Studioone Architecture Inc.and
may not be produced without the consent of Studioone Architecture Inc.

project title:

drawing title:

project no.:
drawn by:
checked by:
date:
scale:

drawing no.:

ar
ch

ite
ct

ur
e 

in
c.

studioonearchitecture.ca

240 - 388  West 8th Ave. 
Vancouver, B.C. V5Y 3X2
Tel:     604 - 731 - 3966
Fax:     604 - 734 - 1121

270 E AST 13TH AVENUE
MIXED-USE DEVELOPMENT

270 E 13 AVE.
VANCOUVER, BC

22021

  Shoghig.T

   2-        2024.04.15      REISSUED FOR REZONING

STREETSCAPE
SOPHIA ST.

R.M.

JAN,03,2024
N/A

A0.17

SOPHIA ST. EXISTING EAST ELEVATION SOPHIA ST.

SOPHIA ST. PROPOSED EAST ELEVATION SOPHIA ST.
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SUSTAINABILITY MEASURE RATIONALE

ENERGY AND EMISSIONS PERFORMANCE COMPLIANCE

The project at 270 E 13th Avenue is progressing in alignment with the anticipated standards of the Vancouver Building By Law (VBBL) 2025, particularly in terms of energy and emissions performance limits. The
comprehensive Energy and Emissions Design Report accompanying this advice offers an in-depth look at the modeled inputs and outputs, conforming to the city's stringent requirements. For more specific information, please
refer to the Energy and Emissions Performance Limit Report.

WHOLE BUILDING LIFE-CYCLE ASSESSMENT

In adherence to the Green Buildings Policy for Rezoning, a whole-building life-cycle assessment (LCA) has been thoroughly conducted for the 270 E 13th Avenue development. This LCA is centered on meeting the
requirements related to embodied carbon limits. The project is conditionally on track to align with the energy and emissions performance limits expected to be established in the Vancouver Building By Law (VBBL) by the year
2025. For detailed insights, please refer to the Embodied Carbon Design Report.
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