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REZONING INTENT

On behalf of the Marquee Group, B+H 
Architects is pleased to submit the enclosed 
rezoning proposal for the development of a full 
service and extended stay hotel project in the 
rapidly evolving Broadway corridor, adjacent 
to the Vancouver General Hospital campus. 
The variety of impending developments within 
the area, unlocked via the new Broadway Plan 
enactment, promises a dramatic evolution of 
the area, with this intriguing site providing 
an opportunity to contribute key hotel uses 
to the neighbourhood, as well as provide 
an iconic, urban landmark to the emerging 
neighbourhood.
Opportunity  

With a significant deficiency of hotel units throughout the city, 
Vancouver City Council recently unanimously approved the Hotel 
Development Policy Update, encouraging hotel development across 
the Vancouver to address this comprehensive shortage. Given this 
urgent demand for hotel options in Vancouver, and particularly in 
proximity to the VGH and Women’s & Children’s Hospital campuses, 
this development proposal has been generated as a specific response 
to these demonstrated needs. 

The proposed development will consist of a 26-storey mixed-
stay hotel with 314 units, a six-storey podium, and four levels of 
underground parking. The project aims to deliver a vibrant, full-service 
hotel that integrates short term and extended stay accommodations 
within a single, thoughtfully designed vertical community. The 
proposed development supports a diverse range of travelers and 
extended stay guests within a well-integrated urban form that 
contributes positively to the surrounding streetscape and skyline.

This project offers a distinct design opportunity to create a landmark 
tower in the emerging Broadway corridor, a high-visibility location 
at the peak of the slope from West 12th Avenue down to Broadway 
Avenue and False Creek to the north. With planning staff guidance, 
we look forward to moving it forward to provide much needed and 
highly desirable hotel options, in support of key Council priorities. 

2777 Oak Street
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October 23, 2025

*** Sent via email : eesmail@marqueegoc.com ***

Twelve Oaks by Marquee Developments Inc.
2777 Oak Street
Vancouver, BC, V6H 3N3
Canada

Attention:  Emtias Esmail, President 

Re: Proposed Homewood Suites by Hilton and Canopy by Hilton hotel located at 2777 Oak Street, the 
Northwest Corner of West 12th Avenue and Oak Street, in Vancouver, BC.

Dear Mr. Esmail:

This letter is to confirm Hilton’s strong interest in working with Marquee Group on the proposed new 
construction, dual-branded in midtown Vancouver. 

Hilton is actively expanding throughout Canada and based on the information that has been provided, we 
believe this is a unique and exciting opportunity for a dual-branded hotel that will cater to the lifestyle, transient
traveler and extended stay guests alike. 

I am confident that Marquee Group has the experience, talent level and professionalism, to bring this project 
to fruition and will undoubtedly bring a sense of pride to the city and local community.

If you have any questions or require any additional information, please do not hesitate to contact me.

Best regards,

Marquee Group | 2774 South Sheridan Way, Oakville, ON. L6J 7T4 | Ph: 905.829.1145 F: 905.829.4690

Planning,, Urbann Designn andd Sustainability October 27th, 2025
Cityy off Vancouverr –– Westt Annexx 
515 West 10th Avenue
Vancouver, British Columbia V5Y 1V4

Dear Templar Tsang-Trinaistich,

RE:: Rezoningg Applicationn Submissionn –– 27777 Oakk Street,, Vancouver,, BCC 

Marquee Group is pleased to submit this Rezoning Application for a mixed-use hotel development at the prominent 
corner of 12th Avenue and Oak Street in Vancouver’s Fairview neighbourhood. The proposed project envisions a 
contemporary full-service and extended-stay hotel that directly responds to the City of Vancouver’s urgent need for 
additional hotel capacity while advancing the objectives of the City’s long term planning policies of the Broadway 
Plan. 

Following our Letter of Enquiry, the City staff have expressed support for the proposed direction. The site, currently 
occupied by a three-storey 1950s-era building – strata wind-up in British Columbia – has historically served hospital 
patients, VGH and Children’s Hospital staff, and newcomers seeking extended-stay accommodation. 

Recognizing the site’s strategic location within the Broadway Corridor, Marquee acquired the property in 2017 with 
the vision of creating a high-quality hospitality destination. The location offers exceptional access to VGH, BC 
Children’s and Women’s Hospital, Kitsilano, Granville Island and the Central Business District, along with excellent 
transit connectivity via the Broadway Subway Extension. The proposed project will accommodate the needs of the 
expanding business sector, leisure travelers, patients and families and the medical community, supporting both 
service delivery and professional training opportunities. The site is free from view cone and shadow constraints and 
enjoys elevated water and city views, making it ideally suited for landmark development. 

This proposal supports the City’s Hotel Development Policy (2023) by helping to address Vancouver’s documented 
hotel shortage and diversifying its accommodation options. The project represents a major opportunity to expand 
Vancouver’s hotel supply, strengthen tourism, stimulate economic growth, and create long-term employment. Its 
pedestrian-oriented, architecturally distinctive design will enhance Fairview’s urban fabric and align with the 
Broadway Plan’s vision for a complete, connected and vibrant corridor.   

Marquee look forward to working collaboratively with City Staff to advance this proposal and ensure it reflects the 
City’s aspiration for design excellence, sustainability and economic vitality. 

________________
Marquee Group
Director of Operations & Development 

________________ ____________________ ___
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Proposed changes to the Broadway Plan will expand locations for hotel 
development, as well as incentivize hotel development with additional height 

and density, and mixed-use development with residential in some areas.

Incentives for hotel development

Staff also recommend increasing the 30-year target for hotel rooms in Broadway 

from 1,200 rooms to 3,000 rooms.

IIInInceInceInceInce tintintiv fes fo h

New rapid transit to 
Central Broadway 

- Vancouver’s “second 
downtown”

More complete, 
equitable and 

sustainable 
neighbourhoods

The Broadway OpportunityThe Broadway Opportunity

BROADWAY PLANBroadway Plan Review and Implementation | December 11, 2024
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PROJECT RATIONALE
WHY THIS PROJECT?
It is widely known that the City of Vancouver is 
currently experiencing a shortfall in short-stay 
hotel accommodation throughout the city, with 
a marked loss of more than 1,500 hotel rooms 
between 2002 and 2022, a drop of more than 
12.8%, as highlighted by Destination Vancouver 
in their Economic Analysis of Hotel Supply and 
Projected Demand in Vancouver (2022).  
Economic Report Findings

The report identified need for 10,000 additional hotel rooms between 
2023 and 2050. This represents more than a 70% increase from 
todays inventory. Per the economic impacts identified in the report, 
without significant additions to the regional hotel room supply, 
particularly in non-luxury hotel brands, it is projected that the city will 
miss out on more than $16.6 billion in foregone GDP, and more than 
$7.5 billion in foregone tax revenue for the municipal, provincial, and 
federal governments. 

Contextual Need

Addressing hotel needs in Vancouver is not simply about increasing 
the quantity of hotel rooms, but also delivering a diversity of hotels 
to meet market demand. Currently, more than 90% of the hotel 
rooms in the City of Vancouver are in the downtown area, with the 
remaining 10% spread throughout other parts of the city, including in 
the Broadway corridor. Of concern, the marked decline in hotel room 
counts has had a disproportionate impact; the downtown area made 
up just 10% of the total rooms lost in this period, while the remaining 
areas of the city lost 28%.

Optimally Located 

The Broadway Plan area, more specifically the area surrounding the 
VGH campus, is particularly bereft of short-stay accommodation 
options, with recent amendments to the Broadway Plan intending 
to address this deficit directly. Incentives for hotel development 
include expansion of acceptable locations as well as opportunities for 
additional height and density when part of mixed-use developments 
including residential components, with an increase in the City of 
Vancouver’s 30-year target for hotel rooms in the Broadway area 
from 1,200 rooms to 3,000 rooms.  

Per the staff report to council regarding the Hotel Development 
Policy Update, provided on April 1st, 2025, city policies on hotel 
development were updated, primarily through the consideration 
of additional density through site specific rezonings. Further, the 
importance of hotels with long-term stay options was also noted as 
these units can support key sectors in Vancouver’s economy, such as 
film production, training, research and knowledge exchange, as well 
as in the technology and life-sciences sectors, particularly relevant in 
this location.

Design Viability 

The viability of a hotel project is overwhelmingly driven by economic 
factors and within the significant financial and physical constraints 
placed on the design by the functional brand standards and by 
both construction and operational requirements. Viability is highly 
dependent upon provision of a project whose economic proforma 
aligns with these necessary constraints and is cognisant of the risks 
associated with the volatility of the construction and construction 
financing industries.  

Given the proximity of the Vancouver General Hospital, the project 
provides a mix of 200+ standard hotel rooms, along with a mix of 
100+ dedicated studio and one-bedroom extended stay hotel rooms. 
It is imperative to note that given the current economic climate, 
a mid-priced hotel must have at least 300+ rooms in order to be 
financially viable. 
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POLICY CONTEXT
BROADWAY PLAN
The Broadway Plan allows for various uses in 
the area, including hotel uses in high-density 
tower forms. The site sits amid the Broadway 
Plan area, located at the northwest corner of 
Oak Street and West 12th Avenue, directly 
west of the Vancouver General Hospital (VGH) 
campus, and thus, ideally located as a hub for 
hotel and extended stay accommodations. 
Guiding Principles 

The project is guided by the Broadway Plan policy and is in general 
compliance with the spirit of the form of development as outlined 
for mid-rise and tower forms. The site is located within the Fairview 
South (FSOA) area as identified in the Broadway Plan, defined by the 
stock of older rental housing and mature treed streets, with a mix of 
low-rise apartments and towers throughout. 

Plan Directions - Centres

Key to the policy is the need to strengthen the central Broadway 
corridor as Vancouver’s “second downtown” by providing new 
opportunities for commercial development (e.g. office or hotel) 
through increased heights and densities, and by maintaining Uptown 
as a job space only. (Broadway Plan, page 39)

As well, the reports stresses the need to support the long-term 
renewal and expansion of institutional campuses, such as the 
Vancouver General Hospital, BC Cancer Centre, Mount Saint Joseph 
Hospital, Civic District (City Hall Campus), Vancouver Community 
College and Great Northern Way Campus. (Page 39)

Centres - Shoulder Areas

The site sets directly opposite Oak Street from the designated Centre 
Shoulder area, where a mix of housing, job space, shops, services 
and amenities are intended. The building heights for these areas 
will generally be up to 20 to 30 storeys, with active ground floor 
commercial uses and gathering places. 

2777 Oak Street

VGH Campus
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POLICY CONTEXT
BROADWAY PLAN - FAIRVIEW FSOA AREA

Fairview South - Area A FSOA

Intent

Support the long-term
renewal of the older
residential buildings, while
preserving existing rental
housing affordability levels
and providing
strengthened tenant
protections.

FSOA Policy Summary Table

Policy Area Fairview South - Area A FSOA
Uses Residential, retail/service
Option/Tenure Secured market rental housing or social housing Strata ownership housing, limited to sites without existing purpose-

built rental or social housing
Tower form Non-tower form Tower form Non-tower form

Max Height 20 storeys 3-6 storeys 20 storeys 3-6 storeys
Max Density 6.5 FSR 1.0-2.7 FSR 6.0 FSR 1.0-2.7 FSR
Min Frontage 45.7 m (150 ft.) Variable – refer to Built Form and 

Site Design (Chapter 11) 45.7 m (150 ft.) Variable – refer to Built Form and 
Site Design (Chapter 11)

Notes A minimum of 20% of the
residential floor area is
required to be secured at
below-market rents (see
Housing (Chapter 12) for
details).
For existing social housing
sites, 100% of the residential
floor area must be social
housing.
See Land Use (Chapter 7) for 
cases where lesser site 
frontage may be considered 
at the discretion of the 
Director of Planning.

Applies where a tower cannot
be achieved due to lot
conditions or policy 9.9.2.
Height and density allowances
to vary based on lot conditions
(see Built Form and Site Design 
(Chapter 11) and sections 11.2 
and 11.3 for details).
For existing social housing sites,
100% of the residential floor
area must be social housing.

A minimum of 20% of the
residential floor area is
required to be delivered as
turnkey social housing units
to the City.
See Land Use (Chapter 7) for 
cases where lesser site 
frontage may be considered 
at the discretion of the 
Director of Planning.

Applies where a tower cannot
be achieved due to lot
conditions or policy 9.9.2.
Height and density allowances
to vary based on lot conditions
(see Built Form and Site Design 
(Chapter 11) and sections 11.2 
and 11.3 for details).

“Existing purpose-built rental or social housing” refers to sites where rental housing replacement requirements apply per the Rental
Housing Stock Official Development Plan.

As highlighted in the Broadway Plan, the 
Fairview South Area is a primarily residential 
apartment area with green and leafy streets 
and a significant stock of older rental housing, 
ranging from multiple conversion dwellings and 
three storey walk-up apartments to towers. 
Tower Form Response

The tower form as provided for in the Broadway Plan is limited to a 
20-storey, 45.7m (150ft) maximum height, with density of 6.5 FSR. 
However, per the additional policies listed in the FSOA summary 
table, increases in height and density will be considered for delivery 
of ground-level retail or service uses, as well as for hotel with secured 
market rental in proximity to VGH. With this in mind, the project 
is seeking to achieve an increase in height and density, driven by 
economic and operational factors unique to the hotel program. 

FUCBFUCB

Broadway Plan sub-policy 9.9.6:

9.9.6  Consider increased density and height (generally up 
to 20 storeys) for hotel or hotel with secured market rental 
on arterial/commercial streets in close proximity to VGH/
Uptown and rapid transit stations (recognizing existing rental 
replacement requirements per the Rental Housing Stock 
Official Development Plan).

Uptown / Cambie North (FUCB) Proximity

In addition to the FSOA planning considerations, the site is directly 
opposite from the VGH campus, part of the Uptown / Cambie 
North planning area. As highlighted in the Broadway Plan, these 
areas comprise the second largest concentration of job space in the 
province, and are the heart of Central Broadway. 

The areas contain major employers such as City Hall, Vancouver 
General Hospital (VGH) and an abundance of health-related office 
and research facilities such as the BC Cancer Center. Key to this area 
is the desire to increase capacity for office and hotel development, as 
well as provide support for new music, entertainment, and nightlife 
venues, including on rooftop areas. (Pages 163-167)

2777 Oak Street



Hotel Development Policy Update – RTS 15952 Appendix D page 2 

A. Engagement Overview 

The Hotel Policy Update was developed through a comprehensive and collaborative engagement
process, involving discussions with industry experts and key stakeholders. From March to December
2024, the City conducted over 50 interviews with a diverse range of hotel industry professionals, 
including developers, consultants, industry leaders, and lenders, all of whom played a role in shaping 
the policy updates.

These discussions were held both in-person and virtually, fostering broad input from across the sector. 
Additionally, the City conducted site visits to a variety of properties, from well-established hotels to
historic buildings with potential for hotel conversion, as well as Metro Vancouver’s only pod hotel.

Policy
Hotel Development Policy

Approved by Council April 15, 2025
Last amended July 8, 2025

Hotel Development PHotel Development Pl Developm olicy Updateolicy Updatelicy Update –– RTS 15952RTS 15952 Appendix D page 2 

New Hotel Development Policy (Recommendation A)

Downtown
• Central Business District
• Downtown South
• Granville Plan Area (Interim)
• West End Commercial Areas

Broadway Plan

Rest of the City
• Commercial High Streets 
• Transit Oriented Areas
• Marine Landing Intensive 

Employment Area
• Existing Hotels
• Reconciliation

NNNeNewNewNewNew HHHHoHot lteltel DDe lvelopment Policy (Recommendation A)
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POLICY CONTEXT
HOTEL DEVELOPMENT POLICY UPDATE

Vancouver City Council recently unanimously 
approved the Hotel Development Policy 
Update, encouraging hotel development across 
the City to address current shortage of hotel 
room supply. The recommendations have been 
informed by engagement with a wide variety of 
industry stakeholders, such as the Vancouver 
Hotel Development Task Force and Destination 
Vancouver.
Context and Background 

The key findings of the report state that approximately 13,000 hotel 
rooms across 78 hotels currently exist in the city of Vancouver. Over 
the course of the COVID-19 pandemic between 2020 and 2022, 
there was a net decrease in hotel room supply of about 550 rooms. 
To close the gap between current supply and projected demand, 
approximately 20,000 new hotel rooms are needed in Metro 
Vancouver by 2050.

Engagement with Industry and Economic Modelling

The development of new hotel supply is complex and requires 
close cooperation between the City, developers, hotel operators, 
hospitality brands and financiers, with clear, reliable and consistent 
planning advice from the City; the City should encourage a diversity 
of hotel types in a variety of locations to provide a broader 
range of service levels and pricing options for visitors, including 
options outside of the Downtown Core; financing for new hotels is 
challenging; and additional hotel supply can be encouraged through 
amendments to land use policy in key areas.

The Complexity of Hotel Development

The construction of a new hotel is more complex than other typical 
development projects. In addition to the project developer/builder, 
hotel brands and operators are also part of the team and set specific 
standards for room sizes, fixtures, furnishings and brand identity. 
Furthermore, financing hotel construction presents unique risks and 
requirements for capital renovations to be undertaken often within 10 
years from initial date of opening a new hotel. 

Create Opportunities for Hotels

Development and rezoning enquiries and applications for commercial 
properties where hotel is permitted will be encouraged to consider 
increasing the number of hotel rooms in the city through the 
addition, retention or replacement of hotel rooms on the subject 
site. Areas outside the downtown peninsula, particularly within the 
Broadway Corridor, should also be considered to allow for broader 
options for hotel room supply.

Expand Hotel Options

While hotels in the downtown are particularly important due to 
their proximity to major convention facilities, major offices, the 
concentration of tourism destinations, opportunities for variety 
in visitor experience, choice and affordability should also be 
encouraged. This will be furthered through consideration of hotels 
in varied locations and price points across the city, particularly in 
commercially zoned districts. Variety in room choice, especially 
pricing, is important to enable visitor diversity and resilient growth.

Encourage Meeting Rooms and Event Spaces

The availability of event spaces, large meeting rooms and similar 
gathering spaces are a key factor in attracting special events and 
conventions to the city, which provide economic benefits to local 
businesses. Full-service hotels are typically major providers of such 
gathering spaces, and new hotels are encouraged to provide such 
spaces where practicable.

Project Response:
Design of the proposed project at 2777 
Oak Street recognizes the complex factors 
highlighted here that influence hotel 
development and responds accordingly. 
The project height and density as proposed 
allows for provision of the desirable 
supporting meeting and event spaces, as 
well as the density of hotel rooms to help 
address the current VGH needs.
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Hotel Community Impact AssessmentExecutive Summary
Hotels provide significant economic and social 
benefit to communities. They generate substantial employment opportunities 
both in-house and throughout local supply chains. 
They support the visitor economy which, in turn, results 
in substantial spending on local food and beverage, 
retail, services, transportation, and attractions. They 
provide essential spaces for business and community 
events, cultural activities, and social gatherings. And 
they enhance the city’s urban landscape, contributing 
to public art, plazas, architecture, streetscapes, and 
street activation.
Figure 1: Hotel Contribution to Complete Communities

Despite their positive contributions to the 
community, demand for hotel space in Vancouver 
is currently outstripping supply. In 2022, Destination Vancouver estimated that 
Vancouver needs an additional 10,000 hotel rooms 
between 2023 and 2050. This represents more than 
a 70% increase from today’s inventory. Meeting this 
need will require a coordinated effort from developers, 
the City of Vancouver, and hotel operators. 
Shifts in the real estate market have made hotel 
development more feasible in recent years, 
resulting in renewed hotel development interest.In addition, development of alternative asset classes, 
such as residential strata and office, has become less 
feasible in the current market, providing an economic 
opportunity for hotel development to occur. Market 
cycles favouring hotel development are infrequent and 
must be capitalized on with urgency to address hotel 
room shortage.

Addressing hotel needs in Vancouver is not just 
about increasing the quantity of hotel rooms, but 
also about delivering a diversity of hotels to meet 
market demand. 
Today, more than 90% of Vancouver’s hotel capacity 
is downtown. In addition, nearly half of Vancouver’s 
hotel room capacity is considered upscale or luxury. 
Meeting hotel demand will require delivering hotels for 
a wide range of budgets across many neighbourhoods 
throughout the city. 

The Hotel Development Task Force developed 
and assessed five hotel development scenarios 
to demonstrate how Vancouver can help meet 
demand for diverse hotel offerings. These scenarios include:

Each scenario was assessed to understand the 
conditions under which this hotel type is feasible to 
build and operate, as well as its anticipated impact on 
the local economy and community.
Analysis included:
• Conceptual hotel design to understand challenges 

to hotel design and permitting, • Conceptual proforma development to understand 
hotel competitiveness with other land uses and 
the unique financial and operational risks affiliated 
with various forms of hotel development, and • Development of an employment, procurement, 
and tax profile to understand direct and indirect 
economic impacts affiliated with hotel operations. 

Employment & 
Supply Chain
Low barrier and middle income employment;

Spend on local products & services

Community 
Development

Architecture, 
Streetscape Enhancement; Taxes & Infrastructure 

SpendArts, Culture, 
& Events

Event venues; Capacity to host cultural & sporting events, Access to local arts & culture

Visitor 
Economy

Spend on local retail, attractions, 
restaurants, entertainment, and 

services

es
EEnE

Scenario Need Met
‘The Event 
Space’

Corporate and community event and convention hotel capacity.‘The Big 
Brand’

Large full-service hotels at an upper mid-market price point.
‘The Familiar’ Limited-service, extended stay hotels in commercial districts.

‘The Basics’ Modern, budget-friendly options that cater to young people.‘The Urban 
Resort’

Unique, high-service, boutique hotel experiences.

and 
Hotel Contribution tribution tbution ttion to Coo Como Completeo CompleteCompletempleteCompletempleteetetete CCCoCommummCommuCommuniCommunitiommunitiommunitiCommunitiommunititiitieeseseeses

r iisiss s s nnnonooot jus nnoonoo s
roooooooommmmmss,mmsomm  bu
elslsss tttttooooo mmeetmm

el ccccacaaapapppppaacitypaaap
ancncccoooououuuvvveerou ev ’s 

or r lluluuuxxxxuurluuuxxu y. re delivering hog hoototteteeelle ssss fffor sbudgets acrosss many nemany neigmany neigmany neigy neigggghbhbhbouhbourhbourhhbourhhbourhhbourhoourhourhorhoooooodododsurhooohooodo  
hroughout the city.he city.y.y  

TThThTheThe HoThe HotThe HoteThe HoteThe Hotelhe Hotelhe Hotehe Hotele H elel DDDDevelopDevelopDeveloDevelopmvelo ent Task Force developed 
a ddandaand assessed five hotel development scenarios 
to demonstrate how Vancouver can help meet 
demand for diverse hotel offeringsThe

EmplEmploymentploymentploymentoyment &&&&&
SSSSupplySupply ChaSupply ChaSupply Chai
Supply Chaiiy Chaiainn
LLow baLow barLow barrier andrrier aner and mimiddle income employment;

Community 
Development

Architecture

& & 

Hotel Community 

Impact Assessment

April 2025
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POLICY CONTEXT
HOTEL COMMUNITY IMPACT ASSESSMENT
Destination Vancouver issued the Hotel 
Community Impact Assessment, aiming to 
articulate a clear vision for hotel development 
in Vancouver, associated community impacts 
and a strategic path forward. 
Community Benefit

Hotels provide significant economic and social benefit to 
communities. Despite this, demand for hotel space in Vancouver is 
currently outstripping supply. To close the gap between hotel supply 
and demand, to enable growth of regional tourism, and to unleash 
the economic and social benefits that accompany hotel development, 
is critical to address barriers to hotel development:

Design Efficiency

Hotels can be less space efficient than other forms of development. 
When held to the same design standards or densities as residential 
development, it can be challenging to recover the same price per 
square foot buildable on hotel development.

Loading & Drop-Off Requirements
Meeting vehicle loading, manoeuvring, and passenger drop-off 
requirements for hotel developments can require a substantial 
amount of space, limiting the number of sites of suitable size and 
configuration to accommodate a hotel development.

Rezoning Requirements

Hotel use is not permitted at a sufficient density to be competitive 
with other land uses, requiring for rezoning prior to proceeding with 
a development permit application, resulting in a lengthy and costly 
process.

Financing Standards
Hotels require developers to have deep pockets and to tie up 
cash up-front with no payback for several years during permitting, 
construction, and stabilization. This is a major barrier to entry, and 
can preclude some developers from entering the space.

Operational Uncertainty
Hotel revenues and operating costs are more susceptible to outside 
market forces than other types of development. Revenues are highly 
sensitive to occupancy and room rates, and rising labour costs can 
drive significant increases to hotel operating costs.

The Hotel Development Task Force developed 
and assessed five hotel development scenarios 
to demonstrate how Vancouver can help meet 
demand for diverse hotel offerings:
The Event Space

Corporate and community event and convention hotel capacity. 

This type is the largest of the hotels studied—is anticipated to deliver 
up to 15% of future hotel capacity in the form of large luxury meeting 
and event-oriented spaces.

The Big Brand 

Large full-service hotels at an upper mid-market price point. 
This hotel type is anticipated to deliver up to 45% of future hotel 
capacity in the form of 200-300 room, 3 or 4-star full-service hotels. 

The Familiar 

Limited-service, extended stay hotels in commercial districts.
This typology is anticipated to deliver up to 25% of future hotel 
capacity in the form of mid-sized, limited-service, extended stay 
hotels.   

The Basics

Modern, budget-friendly options that cater to young people.
This type is anticipated to deliver up to 10% of future hotel capacity 
in the form of small-scale, limited-service, budget friendly hotels.

The Urban Resorts

Unique, high-service, boutique hotel experiences.
This hotel, the smallest of the hotels studied, is anticipated to deliver 
up to 5% of future hotel capacity in the form of small-scale, boutique, 
high-service hotels.
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‘The Big Brand’ is a large, full-service hotel 

offering comfortable, standard services and 

accommodations in downtown or in a transit-

oriented development. 

This type of hotel features well-fitted, brand standard 

rooms and modest-size amenities, including a fitness 

centre, pool, restaurant, bar, and limited meeting spaces. 

It offers easy access to downtown cruise terminals, the 

convention centre, and key tourist attractions through 

its position near transit with walkability to nearby 

amenities, including shops and cafés. 

It is designed for visitors that are looking for a mid-price 

point option and a convenient base for exploring the 

city before or after embarking on a cruise, attending a 

conference or event, or traveling throughout BC.

Key features include:

Examples include:

Best Western Chateau Granville

Tempo by Hilton, New York

Scenario 2

The Big Brand

Locations

Primary Transit Oriented Areas

Secondary
Downtown, near stadiums or cruise 

terminal

Building Type

Primary Podium and tower

Secondary Mid-rise

Guests

Primary Mid-market leisure guests

Secondary Conference delegates / attendees

Hotel Type

Primary Upper Mid-market, full service

Secondary Recognizable brand

Hotel Community Impact Assessment

24

‘The Familiar’ is a limited service, extended stay 

hotel in a mid-density, mixed use commercial 

and residential district.

Rooms include simple kitchenettes and living spaces 

to make longer stays more comfortable. This type of 

hotel has limited on-site amenities, but it is situated 

in a vibrant, amenity-rich neighbourhood with many 

restaurants, retailers, and service providers nearby.

This type of hotel is designed with ‘gig’ workers, 

travelling professionals, and those visiting Vancouver 

family or friends in mind. It is the familiar spot that 

regular visitors to Vancouver frequent—their home 

away from home.

Key features include:

Examples include:

Quest Apartment Hotels

Residence Inn Vancouver by Marriott

Scenario 3

The Familiar

Locations

Primary Innovation hubs, commercial streets

Secondary Near hospitals, institutions 

Building Type

Primary Mid-rise

Secondary Mixed use, embedded

Guests

Primary Gig workers

Secondary Local visitors (VFR)

Hotel Type

Primary Suite-style, kitchenettes

Secondary Limited services and amenities
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POLICY CONTEXT
HOTEL COMMUNITY IMPACT ASSESSMENT

The Big Brand

‘The Big Brand’ is a large, full-service hotel offering comfortable, 
standard services and accommodations in downtown or in a transit 
oriented development. This type of hotel features well-fitted, brand 
standard rooms and modest-size amenities, including a fitness centre, 
pool, restaurant, bar, and limited meeting spaces. It is designed for 
visitors that are looking for a mid-price point option and a convenient 
base for exploring the city before or after embarking on a cruise, 
attending a conference or event, or traveling throughout BC. 

‘The Big Brand’ responds to a need for larger, hotels at an upper 
midscale price point with easy access to important venues, amenities, 
and major services.

The Familiar

‘The Familiar’ is defined as a limited service, extended stay hotel in 
a mid-density, mixed use commercial and residential district. Rooms 
in this type of hotel include simple kitchenettes and living spaces to 
make longer stays more comfortable. This type of hotel is designed 
with travelling professionals and those visiting Vancouver family or 
friends in mind. 

The Familiar inherently offers a comfort and homeliness to visitors 
travelling to the city, a particularly important quality given the 
proximity to the adjacent hospital and the expected extended stay 
guests visiting friends or family at VGH. It offers a sense of respite 
and home away from home.

The proposed project, located 
in close proximity to multiple 
transit options, provides 
easy access to many popular 
destinations across Vancouver, 
as listed above. This scenario 
provides for:

• Affordable options for mid 
budget leisure and business 
visitors

• Hotels on transit with easy 
access to cruise terminal and 
convention hubs

• Hotels with block booking 
capacity and arrangements 
to support event and 
convention organizers

The Familiar’ responds to a 
need for extended stay hotels 
embedded in mixed-use 
commercial and residential 
districts.  This scenario provides 
for:

• The need for more mid-
market hotel options that 
provide an affordable option 
for longer stays.

• The need for hotels outside 
the downtown core, such as 
in Vancouver’s commercial 
districts.

• The need for more long-term 
stay design including modest 
living spaces, kitchenettes, 
and laundry access for 
visitors. 

Project Response:
A key consideration for this project is the 
close proximity to the Vancouver General 
Hospital campus. Hotels play a critical 
role in supporting the healthcare sector 
in Vancouver. This includes providing 
accommodation for visiting specialists, 
doctors, and researchers, as well as 
providing accommodation for visiting 
patients, friends, and family.

Centrally located in the Broadway corridor, 
the project is ideally situated to address 
the requirements of each of these hotel 
scenarios. 

The central transit-oriented location 
provides 14 floors of hotel use, providing 
approximately 200+ rooms in an area 
demonstrating significant demand. 

As well, the project proposes 9 levels 
of extended-stay hotel, providing 
approximately 100+ units, tailored to 
temporary professional workers, friends 
and families.

As highlighted in the Destination Vancouver’s Report, multiple hotel types or ‘scenarios’ are 
contemplated, each with varying contextual influences and guest profiles. Upon analysis of these, 
the following two scenarios are readily identifiable as apropos to the area, given the immediate 
vicinity of the proposed project to major infrastructure (VGH), transit, and demonstrated demand. 



Bulletin 
Green Buildings Policy for Rezoning – Process and 
Requirements

Effective July 22, 2010
Amended June 25, 2014, June 8, 2015, January 14, 2016, April 28, 2017, June 
14, 2019, June 14, 2022, August 17, 2022, July 27, 2023, and December 3, 2024
Authority: Director of Planning

Policy
Community Amenity Contributions Policy 
for Rezonings

Approved by Council January 28, 1999
Last amended November 26, 2024  

UPDATES:
2024 Inflationary Adjustment
On July 10, 2024, Council approved the 2024 inflationary adjustment of 5.7% to be deferred to the 2025 
annual inflationary adjustment. If you have any questions or would like more information, please visit 
vancouver.ca/financegrowth or email financegrowth@vancouver.ca. 

VANCOUVER 
PLAN 50
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POLICY CONTEXT
OTHER PLANS AND POLICIES

Green Buildings Policies

This policy supports the Greenest City Action Plan through reducing 
carbon emissions in buildings. As part of this overarching policy, we 
must also adhere to the requirements noted in the Zero Emission 
Building Plan, the Climate Change Adaptation Strategy, the 
Embodied Carbon Strategy, and the Climate Emergency Action Plan.

This project reflects the highly walkable neighbourhood, cycling 
routes, integral rainwater and storm water management, as well as 
an integrated equitable approach to housing. For this project, this is 
interpreted through the demonstrated need for short and extended 
stay hotel options, particularly in the VGH campus area, relieving 
short term pressures on the existing rental housing stock.

Vancouver Plan 2050

The Vancouver Plan describes the long term vision for the evolution 
of the city. It is important to highlight that the first priority listed 
in the plan is provision of Equitable Housing and Complete 
Neighbourhoods. This translated into provision of more housing in all 
forms, across the housing continuum, including short and extended 
stay hotel accommodations. 

The plan is founded on three big ideas, namely;

• Equitable Housing and Complete Neighbourhoods

• An Economy that Works for All

• Climate Protection and Restored Ecosystems

Highlighted in the plan is that these goals are guided by the realities 
of land use, based in the establishment of opportunities and 
expectations within fiscal realities. 

Fundamental to this project is the identified need to both allow and 
nurture development of economic opportunities that will add to the 
job opportunities in the city while also spurring economic growth. 

Per the specific Vancouver Plan Direction L1.3: Metro Core/
Broadway includes intensifying and expanding employment 
opportunities through varying project typologies, including new hotel 
developments.

Other Applicable Plans and Policies
>  Vancouver Plan 2050 
>  Healthy City Strategy (update pending)
>  Green Buildings Policy for Rezoning
    (amended 2020)
>  Community Amenity Contributions Through
    Rezonings (amended 2021)
>  Housing Vancouver Strategy (2017)
>  Hotel Development Policy Update (2025)



DESIGN ANALYSIS03

*
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SITE DESCRIPTION
EXISTING USE
Civic Address  2777 Oak Street

Vancouver, BC V6H 3N3

Legal Address  Lot 1 Plan EPP72239 District Lot 526
NWD Group 1

Site Area   1,742 m2

(18,750 ft2 approx.)

Current Zone  RM-3

Age of Construction 1973

Number of Storeys  3

Extended Stay Units 30

Existing Building
Following on from conversion of the existing strata building, the 
aging residential building is currently operated as an extended stay 
facility, primarily occupied by temporary, long-stay visitors and staff 
of the VGH campus. 

The building includes pet friendly fully furnished one bedroom and 
two-bedroom units, with linens, towels, tableware, kitchenware and 
in-suite washer/dryer provided, along with cable TV, Wi-Fi, and hydro 
included. Communal areas cleaned daily line-in caretaker and secure 
underground parking, with medical rates available. 

The property is listed in the “Places to Stay” document in the VGH & 
GF Strong area, prepared by Vancouver Coastal Health.

2777 Oak Street
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CONTEXT MAP
URBAN CONTEXT
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CONTEXT MAP
EXISTING ZONING CONTEXT
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CONTEXT MAP
TRANSPORTATION

Main Bus Routes

Bicycle-friendly Roads

Bus Stop

Bicycle Trail

Canada Line

Broadway Subway

Public Transportation
The site is located along the busy West 12th Avenue east-west 
transportation corridor that runs north of the VGH campus, serviced 
by several bus routes along both 12th Avenue and Oak Street, and is 
only 250m walk from Broadway, the new Oak Street / VGH skytrain 
station, and the numerous bus lines. 

Cycling
Cycling routes are within 2 blocks south and west of the site, along 
West 10th Avenue and Alder Streets, part of the citywide cycling 
network that accommodates high volumes of cyclists traveling across 
the city and to the VGH campus. 

Pedestrian Access
Immediately across Oak Street, the VGH campus to east is a 
highly walkable area, that provides significant intrinsic demand for 
short and extended stay hotel accommodations. The burgeoning 
Broadway corridor to the north, accessed along Oak Street, offers a 
broad variety of shops and services, while the neighbourhood City 
Square Shopping Centre, a short 10 minute walk to the east, includes 
many fundamental shops and services, including groceries and 
markets.

LEGEND
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CONTEXT MAP
FLIGHT PATHS
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EXISTING STREETSCAPE

OAK STREET FACING WEST

W 12TH AVENUE FACING NORTH

SITE

W 12TH AVE LANEWAY W 11TH AVE

SITE

OAK STREET

SITE
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SITE PHOTOS

View looking towards the site from the intersection of W 12th Ave and Oak Street

View looking southeast towards site from the laneway

View looking towards the site from the intersection of Oak Street and the laneway

View looking northeast towards site from W 12th Ave
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SITE PHOTOS

View looking east from laneway

View looking east from W 12th Ave

View looking north from Oak Street

View looking west from laneway
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CONTEXT BUILDINGS
EXISTING AND FUTURE DEVELOPMENTS

888 W Broadway
Hotel

901 W Broadway
Hotel

1171 W 12th Avenue
Mixed-Use Rental

1065 W 12th Avenue & 
2772 Spruce Street

Mixed-Use Rental

816-860 W 13th Avenue & 
2915-2925 Willow Street
Mixed-Use Rental

Future Developments
(current applications)

8

7

6

2

5

1

4

3

2777 OAK STREET

900-990 W 12th Avenue
Mixed-Use Commercial / Medical

1190 W 12th Avenue
Rental

1088 W 12th Avenue
Mixed-Use Rental

Existing Hotel

Existing Medical

Green Space

LEGEND



2777 OAK STREET HOTEL | Rezoning Booklet 25

CONTEXT BUILDINGS
FUTURE DEVELOPMENTS

1045 W 14th Ave
Rental Building Rezoning Application
FSR: 5.95
Building Height: 60m (20 storeys)

901 W Broadway
Mixed-Use / Hotel DP Application
FSR: 7.93
Building Height: 40.5m (12 storeys)

888 W Broadway 
Mixed-Use / Hotel DP Application
FSR: 8.96
Building Height: 50.37m (15 and 11 storeys)

816-860 W 13th Ave and 2915-2925 Willow St 
Mixed-Use Rental Rezoning Application) 
FSR: 7.4 
Building Height: 64.3m (21 storeys)

1171 W 12th Ave 
Mixed-Use Rental Rezoning Application
FSR: 6.5
Building Height: 56.7m (17 storeys)

900-990 W 12th Ave
Mixed-Use / Healthcare Rezoning Application
FSR: 14.15
West building height: 100.3m (26 storeys)
East Building height: 107.6m (28 storeys)

1065 W 12th Ave & 2772 Spruce St
Mixed-Use Rental Rezoning Application
FSR: 6.86
Building Height: 70.2m (22 storeys)

1088 W 12th Ave
Mixed-use Rental Rezoning Application
FSR: 6.8
Building Height: 74m (24 storeys)

1

4

3

5

8

7

62
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PROPOSED PROJECT OVERVIEW

The project proposes the addition of a landmark building to an 
important intersection within the emerging Broadway corridor, located 
adjacent to the VGH campus at the peak of the rapidly transforming 
Fairview neighbourhood. Designed as an elegant, contemporary 
addition to the aging 1970’s low-rise multi-family context, the project 
proposes creation of a visually striking, sophisticated boutique hotel to 
an area with demonstrable demand. 
Form of Development

The building design is a direct contextual response to the constrained corner site, ideally situated at the 
intersection of Oak Street and West 12th Avenue. The building massing is a response to the programmatic 
requirements of the hotel use within the limitations of site access, alongside the opportunities facing the 
two streets. The form of development is based on the podium / tower typology, with a clear delineation 
of programming of at-ground public programs and amenities, transitioning up to semi-public meeting and 
gathering spaces on the second floor, through to hotel amenity spaces occupying the podium rooftop. 
The proportions of the primary tower volume emulate that of the surrounding proposed developments, 
however also include additional area along the north facade in order to achieve the floorplate area and 
depth necessary to facilitate optimal hotel unit density and proportions.

Project Statistics

Civic Address     2777 Oak Street, Vancouver BC

Legal Address     Lot 1 Plan EPP72239 District Lot 526 NWD Group 1

Existing Zoning     RM-3

Proposed Zoning     CD-1

Site Area      1,742 m2 / 18,751 ft2

Site Coverage     70% 

Gross Floor Area     21,622.3 m2 / 232,740 ft2

Net Floor Area     21,111.9 m2 / 227,245 ft2

FSR       12.1

Building Height (Storeys)    26

Building Height     93.8 m / 307’-8 1/2” (measured from BS to T.O. parapet)

Unit Count (Extended Stay Hotel)  154 units

Unit Count (Hotel)     160 units

Total Hotel Unit Count    314 units



*Note: this application 
also sits within the 
FSOA area.  
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DESIGN PARAMETERS
FUTURE DEVELOPMENT POTENTIAL / ADJACENT OPPORTUNITIES / APPLICATIONS

1065 W 12th Avenue & 
2772 Spruce Street
(Rezoning)

2

13
900-990 W 12th Avenue
(Rezoning)1088 W 12th Avenue

(Rezoning)

O
ak S

treet

W12th Ave

The proposed tower portion of the building has been located so as 
to minimize impacts to adjacent properties so as to not impinge on 
future adjacent property development opportunities. As highlighted 
in the diagram, the current proposed projects along West 12th 
Avenue are not affected. In addition, the potential for other adjacent 
developments are indicated; note that these are for illustrative 
purposes only. 
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RESIDENTIAL BUILDING

POTENTIAL 20 STOREY 
RESIDENTIAL BUILDING

POTENTIAL 20 STOREY 
RESIDENTIAL BUILDING

2777 OAK STREET
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DESIGN PARAMETERS
BUILDING HEIGHTS

2777 Oak Street
91.7m / 300’
26 Storeys

EX *

1

1

2

3

45

Jim Pattison Pavilion
91.1m / 299’ (approx.)

19 Storeys

900-990 W 12th Avenue
108.5m / 356’
26 Storeys

900-990 W 12th Avenue 
115.8m / 380’
28 Storeys

1065 W 12th Avenue & 
2772 Spruce Street
70.2m / 230’
22 Storeys

1088 W 12th Avenue
74m / 243’
22 Storeys

1045 W 14th Avenue
60m / 198’
20 Storeys

816-860 W 13th Avenue & 
2915-2925 Willow Street
64.3m / 211’
21 Storeys

Provision of sufficient height is intrinsic to 
project viability. Determination of the project 
height is the result of planning guidance, 
assessment need, and relationship to both the 
existing and the emerging context. While the 
proposed project site sits within the FSOA 
area, it is directly opposite Oak Street from 
a designated Centre Shoulder area (the VGH 
campus), where building heights of to 20 to 
30 storeys are expected, with active ground 
floor commercial uses and gathering places 
(Broadway Plan, page 43). 

Proposed Height and Context

Building heights in the Broadway Plan vary depending on the specific 
plan area; within the FSOA area, heights are generally limited to 20 
storeys, however increased height in certain circumstances may be 
entertained. The proposed project seeks a relaxation to 26 storeys to 
facilitate project viability. 

The height and density of the proposal is consistent with the 
emerging character of the immediate area, as demonstrated by 
the adjacent development application at 900-990 West 12th. As 
demonstrated in the context height diagram below, the heights of 
the existing buildings and proposed neighbouring applications are in 
keeping with the general principles of the plan. 
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DESIGN PARAMETERS
SITE CONSTRAINTS AND OPPORTUNITIES
The site is ideally positioned to bring much 
needed hotel capacity to the Broadway 
corridor. Located along arterial streets, the 
site fronts onto West 12th Avenue to the south 
and Oak Street to the east, as well as to a 
connecting laneway to the north. The main 
roads serve as emergency vehicle routes to the 
VGH campus. 
An important intersection adjacent to the high-density healthcare 
campus, the corner site is ideal for commercial high-visibility and 
offers supporting commercial services to the neighbourhood, namely 
needed hotel accommodations and food and beverage services.

The arterial nature and the narrow width of the two streets precludes 
any on-street parking or loading activities, thus diverting all vehicular 
traffic to the north laneway. Given the necessity of vehicular access to 
a hotel front entry, the main access point is located on the north lane 
elevation, with secondary pedestrian-only access points along the 
east and south elevations. 

In summary, the site presents several limiting conditions and 
constraints, including the following:

• Double frontage on the two arterial streets that limits street 
access to pedestrian use only.

• A compact site with limited site area, restricted south and east 
access, with comprehensive entry, parking, and loading services 
from the lane, thus limiting internal lot line setbacks.

W12th Ave

W11th Ave

O
ak S

treet
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DESIGN PARAMETERS
SITE ACCESS
Site access and circulation is governed by the necessity to use the 
north elevation for all main hotel access purposes, including both 
hotel and extended stay hotel main entries, passenger loading, 
service access, as well as below-grade parking access. 

The site itself is compact. Given the need significant vertical 
transportation requirements of the hotel use, the central building 
core occupies a significant portion of the building footprint. 

W12th Ave

lane

O
ak S

treet

RESTAURRANT

LOUNGE

CAFE /CAFE / 
COFFEE

HOTEL
LOBBY

EXT.
STAY 
JUMP
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4 6 75PROGRAM RESPONSE

Fifth Level: hotel amenity / 
offices

PROGRAM RESPONSE

Lower Tower: extended stay hotel

PROGRAM RESPONSE

Upper Tower: standard hotel / 
stacked services

PROGRAM RESPONSE

Roof: mechanical / rooftop 
amenity

MASSING AND FORM
MASSING AND PROGRAMMATIC RESPONSE

SITE IDENTIFICATION PROGRAM RESPONSE

Ground Level: respond to hotel /
service access

PROGRAM RESPONSE

Second Level: hotel meeting 
spaces and extended stay lobby

PROGRAM RESPONSE

Third / Fourth Levels: extended 
stay hotel

10 2 3

Siting
The primary entry access points for 
the hotel are located at grade facing 
the north lane accessed from Oak 
Street, protected by a porte cochere 
that covers the common entry area. 
The design of this covered entry is a 
vibrant, colourful, and engaging space 
with integral artwork and lighting that 
introduces the hotel identity. 

Ground Level Programming
The ground floor provides engaging 
public programs related to the hotel, 
including a welcoming entry, a public 
restaurant with connected outdoor 
dining spaces, a central lounge, and 
a vibrant coffee bar, connected to an 
east facing outdoor terrace. The ground 
floor is interconnected with a character 
defining feature stair to the second level 
extended stay hotel lobby, along with 
adjacent lounge and dining options.

Podium Massing
The podium provides for more semi-
public to semi-private uses, transitioning 
from grade to the extended stay lobby 
and meeting facilities on the second 
floor. The remainder of the podium 
consists of larger, extended stay units, 
culminating in a the podium rooftop 
level that features amenity spaces, 
fitness spaces, a shared lounge area as 
well as an outdoor pool and deck area. 

Tower
The tower massing contains both short 
and extended stay units, capped by 
a publicly accessible restaurant and 
lounge, with panoramic north and west 
views of the city skyline and north shore 
mountains.
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MASSING AND FORM
VERTICAL CIRCULATION REQUIREMENTS AND RESPONSE

Vertical Circulation: Grade & Below

Based on the design guidance provided by the project elevator 
consultant and in accordance with hotel brand standards, five 
dedicated passenger elevators are provided along with a shared 
passenger / service elevator, serving the below grade parking 
through to the rooftop amenity spaces. Given the site limitations, 
separate parkade only elevators are not provided. In addition, a 
single dedicated elevator is provided in the ground level extended 
stay hotel ‘jump’ lobby, providing individual service to the extended 
stay lobby on the second floor.

Shared Hotel & Service Elevator

Egress Stairway(s)

Service Elevator

LEGEND

Passenger Elevator

Large service / freight / 
garbage / loading elevator 
serving below grade parking 
levels up to loading at grade.

Dedicated service elevator 
serving below grade 
service / storage areas up 
through podium levels.

Large-capacity service 
elevator serves below 
grade.

Shared scissor 
stair egress Passenger elevators 

serving below grade 
parking levels up to roof.

Shared passenger / 
service elevator serving 
full building (below grade 
up to tower roof level).

Vertical Circulation: Service

Given the constrained site and limited ground floor area, significant 
back-of-house services, storage areas, and garbage / recycling 
spaces will be located below grade. Access to these spaces from 
the at grade Class B loading spaces and garbage / recycling pickup 
areas require provision of a dedicated large scale service elevator to 
accommodate movement of these items. Two separate, dedicated 
service elevators are provided. A large capacity service elevator 
provides general service, storage, laundry, loading, recycling, and 
garbage service from below grade up to the loading area on the 
northwest end of the ground floor. A secondary service elevator in 
the tower core serves all floors. 

Vertical Circulation: Stairs

A single scissor stair serves the entire project. Additional egress 
width requirements on the second floor requires additional capacity, 
as demonstrated on the architectural drawings.
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DESIGN INSPIRATION
WARM COASTAL PALETTE

Resonance - Luc Andrieux

My World on Mute

Samu - Kurtis Brand Gold Coast - Chantal Gardener

The warm coastal palette draws inspiration from the muted 
natural beauty and tranquillity of seasonal coastal shorelines, 

marrying cool mists with intrinsic warmth and intimacy.

The palette captures the essence of these coastal beaches, 
of weathered driftwood and soft horizons, instilling a natural 

sophistication and welcoming identity.
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DESIGN RATIONALE
FORM AND IDENTITY
The building identity is driven by 
the expression and celebration 
of the exterior vertical structure, 
designed to free the plan and allow 
for flexibility of the interior space 
planning and the inherent variety 
between short-stay and extended-
stay hotel program requirements. 
The exterior structure is more 
slender and compact on the tower, 
with the visual weight landing on 
the more robust, heavier columns 
on the podium base. 

Structural Identity

The columns on both the podium and tower 
are faceted and angled in order to create visual 
interest and reduce visual bulk, with expressed 
horizontal sills at varying floors that provide 
playful shadowing across the east, south, and 
west facades. Together, the vertical and horizontal 
elements create a broad latticework across the 
facades. 

Colour Palette

The building colour palette is defined via a 
simple, soft gradation approach to materiality, 
with an intensity of colour at the podium levels, 
transitioning to highly desaturated colours through 
the tower above, thus lending primacy to the 
podium while maintaining a consistency in identity. 

Identity Accents

The materiality and latticework are accented and 
further refined via the addition of decorative, 
illuminated perforated panels at the angled face of 
the column surrounds, creating opportunity for the 
building envelope to serve as a permanent artwork 
installation. These perforated accent panels add 
texture, colour, and a sense of filigree to these 
significant defining elevation elements.

Contrast and Separation

The separation of the podium and tower volumes 
at level five is delineated by the use of perimeter 
glazing and spandrel at this level, providing a 
marked differentiation and contrast in material and 
sheen.

Glazing

The glazing of the tower design is provided in 
a shifting pattern that offers a simple approach 
to visual variety and rhythm, while allowing for 
a unitized, prefabricated envelope approach. 
The podium glazing is approached in a similar 
manner, with variety that is reflective of the various 
programs within. 
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DESIGN RATIONALE
MATERIAL AND COLOUR PALETTE

Material and Colour Palette Options

The material and colour palette of the project is 
defined by warm tones and a simple gradation, 
matte metallic tones in the defining latticework 
materials on both the podium and tower, 
creating a clear delineation of the main building 
volumes. 

Warm Metallic Bronze

Warm Light Metallic Bronze

Warm Dark Metallic Bronze

Warm Light Metallic Bronze

Frameless Curtain Wall Warm Backlit Perforated PanelsWarm Backlit Perforated Panels



The public realm design for the project is lively 
and engaging, with visual porosity, connectivity, 
high-quality materials, and opportunities for 
intrinsic public art.
The primary pedestrian and vehicle entrance is located on the north 
side of the building, accessed from both the northeast corner facing 
Oak Street, and from the north face at the lane.

The entry is through the recessed porte cochere entryway, 
identifiable through the vibrant, textured art installation mural that 
surrounds and envelops the interior faces and soffit of the entry 
porte cochere, rendered through backlit perforated panelling. This 
installation, yet to be developed, is an integral opportunity for a  
vibrant public art installation. This bright and vibrant entry leads 
inside to a visually warm and inviting inner lobby, connecting the 
public realm to the public spaces within. 

The east and south perimeter facades are each recessed from the 
sidewalk, with planting and elevated patios wrapping the perimeter, 
protected from above by both the cantilevered overhang of the 
second floor as well as by perimeter canopy weather protection. 
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DESIGN RATIONALE
ARRIVAL AND PUBLIC REALM



Activation of the public realm is encouraged through provision 
of  engaging food and beverage programming that is integral to 
the hotel use. The proposed project relies on active transportation 
as a central tenet of the design. Located in close proximity to 
multiple forms of sustainable transportation, a high concentration 
of pedestrian access is anticipated, thus demanding an engaging, 
visually accessible ground level design.  

Establishing and strengthening an engaging urban environment for 
the project is generated via provision of focal points and magnetic 
points of attraction along the public realm. This is achieved via 
inclusion of street level cafe, lounge, and restaurant programs, 
visually accessible from the street with extensive operable glazing, 
allowing for lively engagement with pedestrians from morning to 
night, serving as an engaging backdrop to streetscape life and 
identity. 

These programs are further strengthened by vibrant, green, 
protected outdoor seating areas. These intimate outdoor spaces are 
to be both sheltered and engagingly lit so as to serve as a visual filter 
from the street, a layered visual transition from exterior public spaces 
to semi-public spaces within, while also providing a territorial safety 
buffer from the busy arterial street.

These surrounding outdoor seating areas are enclosed by a low 
height buffering wall that provides opportunity for a ribbon-like 
cultural installation / public art, as well as intrinsic wayfinding and 
signage.  
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DESIGN RATIONALE
PUBLIC REALM TRANSPARENCY



The key principles of sustainable design 
and construction include design for 
intrinsic durability, energy efficiency, waste 
reduction, quality indoor air quality, and 
material conservation. This project reflects 
the highly walkable neighbourhood, cycling 
routes, integral rainwater and storm water 
management, as well as an integrated equitable 
approach to complete neighbourhoods. 

The core tenets sustainability inherent in the project include:

• Energy efficiency: reduction of reliance on non-renewable energy 
by optimizing building performance.

• Incorporating passive design strategies, efficient systems, and 
renewable energy.

• Resource conservation, emphasizing responsible use of materials.

• Focus on durable, renewable, and locally sourced materials.

• Occupant health and well-being, focused on creation of a healthy, 
productive, and comfortable indoor environment with great 
indoor air quality and acoustic comfort.

• Access to natural light.

• Considering the building’s entire lifecycle.
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DESIGN RATIONALE
SUSTAINABILITY

The project features the following specific approaches: 

Passive Design Fundamentals

The project has been designed with sustainability and 
passive design strategies at the fore. The building 
envelope window to wall ratio has been developed to 
provide optimal vision glazing where needed while 
looking to utilize the celebrated exterior structure as 
integral solar shading, thus reducing energy demand and 
enhancing thermal comfort. 

Materials and Design Effectiveness

Design of the building structure is optimized to minimize 
transfers where possible with the aim of reducing the 
volume of concrete needed. As well selection of building 
materials is based on low-emitting, healthy, low-carbon, 
with careful attention to ensure specification of low 
Global Warming Potential (GWP) materials. 

Energy Efficiency and Embodied Carbon

The approach to the building envelope is based 
on high-performance energy and minimizing air 
leakage, optimizing interior comfort as well as energy 
conservation. The project is targeted to substantially 
exceed the embodied emissions parameters, meeting 
the requirements for carbon and emissions intensity. In 
addition, the project includes commitment for enhanced 
commissioning and energy metering to assess that 
performance targets are maintained during occupancy.

Transportation and Community

The project is in immediate proximity to the Broadway 
Corridor and VGH, and is home to an enviable public 
transportation score, currently at 80, though this is 
expected to substantially increase upon completion of 
the Broadway Skytrain line. In addition, the project has a 
nearly perfect walk score of 99, and a bike score of 81.

Locating key supporting hotel uses near transit and 
the hospital campus will help reduce car trips, vehicle 
dependence, thus supporting civic sustainability 
goals. Integration of significant hotel space within the 
community will help support the emerging Broadway 
Corridor as a complete community.
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DESIGN RATIONALE
REQUESTED RELAXATIONS / VARIANCES

As highlighted, given the significant deficiency 
of hotel units in Vancouver and near the VGH 
campus, Vancouver City Council recently 
unanimously approved the Hotel Development 
Policy Update, encouraging hotel development 
across the City to address this comprehensive 
shortage. 
In order to support this Council directive, this 
proposal is seeking relaxations on Broadway 
Plan guidance relative to building height, floor 
plate size, internal setbacks, and overall density 
on the site in order to optimize the project 
potential, and to align with the changing 
realities of project viability, including financing, 
construction delivery, and operations.
This rezoning application includes request for 
variances from the various policy guidelines, 
necessary for project viability due to site 
constraints and hardships, operational 
requirements, and minimum viable floor plate 
size / unit counts relative to project economics.

1  Density Relaxation  Per Broadway Plan guidance, density is limited 
to an FSR of 6.0, however given the realities of project delivery and 
hotel operations, this is insufficient for project viability given the 
unique characteristics of the site and current market realities. 

This project proposes an increase in density, allowing for the 
construction of much needed 314 hotel rooms, divided between 
hotel and extended stay suites, in a context where demand for hotel 
space currently outstrips supply in Vancouver. It is also important to 
recognize the design and operational requirements of the specific 
hotel brand associated with the project. To attract an international 
brand such as Hilton, it is imperative that the design, functionality 
and operating fundamentals are viable.

This request is supported by the realities of hotel design and 
operations as highlighted in the Hotel Community Impact 
Assessment published by Destination Vancouver on April 2025. As 
noted in the report, hotels are less space efficient than other forms 
of development, particularly full-service hotels with a complex mix of 
amenities, room types, and back of house uses on site. 

When held to the same design standards or densities as residential 
development, it can be challenging to recover the same price per 
square foot buildable on hotel development, making it difficult to 
compete with other uses. Furthermore, hotel use is not permitted at 
a sufficient density to be competitive with other land uses in several 
of Vancouver’s neighbourhoods. 

2  Height Relaxation  The Broadway Plan limits tower height to 20 
storeys, however includes provision to increase height in certain 
circumstances and in certain areas. Of particular note, the site is 
directly opposite a designated Centre Shoulder area, where a mix 
of housing, job space, shops, services and amenities are intended. 
The building heights for these areas will generally be up to 20 to 
30 storeys, with active ground floor commercial uses and gathering 
places. 

The proposed project seeks a relaxation to 26 storeys to facilitate 
project viability. The height and density of the proposal is consistent 
with the emerging character of the immediate area, as demonstrated 
by the adjacent development application at 900-990 West 12th. 
Refer to the context height diagram on page 29 for relative heights 
between the proposed project and the neighbouring applications. 

3  Internal Setback Relaxation  The building setbacks on the south 
(West 12th), east (Oak Street), and north (laneway) adhere to the 
guidance identified in the Broadway Plan. Given the constrained 
site and inability to utilize either West 12th or Oak Street for any 
feasible purpose (i.e. loading, short term parking, pickup / drop 
off, etc.), full utilization of the site width is necessary in order to 
provide the necessary hotel entry, access to parking, at grade loading 
requirements, as well as passenger loading requirements suitable for 
hotel use. As such, a zero-lot line is proposed along the west edge of 
the site. 

4  Below Grade Parkade Setbacks Relaxation  The proposal includes 
below-grade parking levels extending to the property line on all four 
sides. Due to the compact size of the site, efficient and functional 
below-grade parking can only be accommodated if the below grades 
extend to the property line, allowing only for a single loaded driving 
aisle on all sides. 

5  Class C Loading Relaxation  Per the Vancouver Parking By-
law 6059, two (2) Class C loading spaces are required for the 
development. This proposal requests a relaxation to this requirement 
given compact site size and corresponding hardships enforcement 
of this requirement would create. All other required vehicle parking, 
bicycle parking, and loading spaces  are provided per the Parking By-
law, as documented on the enclosed architectural drawings.
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