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3553 East Hastings Street - Rendering

View Looking Northwest Across East Hastings Street
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3553 East Hastings Street - Rendering

Evening View Looking Northeast Along East Hastings Street
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3553 East Hastings Street - Rezoning & Design Rationale

Rezoning Intent:

This application proposes to rezone 3553 East Hastings Street from C-2C1 to CD-1 under the Transit-Oriented Areas Rezoning Policy. The proposal is for an 18-storey mixed-use building, with additional height for a partial rooftop
amenity level above, and three levels of underground parking below. The building has 178 rental units, of which 20% of the net residential floor area will be designated for below-market units with rents at 10% below CMHC city-wide

average rents. The building also includes a mix of retail and restaurant space at grade, with the residential entry off of East Hastings and the parking entrance accessed from the lane.

With respect to the Family Room: Housing Mix Policy for Rezoning Projects, this development proposes 64 family units (35.9%) and includes 2 three-bedroom units. The below-market units will maintain the 35% mix of family oriented

units and the quality of design and finishes will match that of the secured market units.

This project will be seeking DCL waivers. As per the Rental Incentives Program Bulletin, projects generating new rental supply are eligible for a DCL waiver for the rental portion of the development. Under the Vancouver Area Specific

DCL Bylaws, DCLs for rental housing can be waived for rental housing where tenure is secured through a housing agreement. The applicant intends to pursue an agreement with the City to this effect.

Site Context & Surrounding Neighbourhood:

This site falls within the Transit-Oriented Areas (TOA) outlined by the Province of BC and is within 200 metres of the Kootenay Loop Bus Exchange. The proposed design will contribute to the aspirations and goals of the TOAs by
strengthening the mixed-use character of East Hastings Street near transit while providing much needed rental housing stock and commercial amenity. Currently the site sits vacant as demolition of the previous buildings on the property
was completed in 2023. As such, no residential tenant relocation is required for this development. Immediately to the west, there is an existing 3-storey mixed-use building with retail at grade and two levels of residential above. Next to
this on the corner is 388 Skeena, a 6-storey mixed-use Rental 100 building completed in 2017. To the north and south of this block are RS-1 single-family neighbourhoods. Due to its location on the Hastings corridor right next to the
Kootenay Bus Loop, the proposed site will be well served by public transit. One block to the east there are also distinct north and south bus routes along Boundary Road. For images related to the current site and surrounding context,

refer to A0.03

The project has been designed to meet the latest Parking By-law (last updated April 2025). As such, in addition to providing the required visitor and accessible vehicle parking spaces, this development will pursue Transportation
Demand Management (TDM) Plan B - Bike Infrastructure Package and provide 30% additional Class A bicycle parking spaces above the baseline requirements. All bikes are located at the P1 and Ground Level for easy access and

proximity to grade. The loading proposal has been reviewed by the project traffic engineer and is considered to be appropriate for the proposed density and uses.

Design Rationale & Responses to CoV Planning Considerations:
The massing and form of development of this project has taken shape around key urban design considerations put forward by CoV Planning at the rezoning enquiry stage. The key considerations and design responses are
outlined below:

1. Allow other properties on the block to achieve tower forms.
Given the length of the block between Skeena Street and Kootenay Street along East Hastings, a tower form on the subject site allows ample separation from future towers proposals to the east or west. Refer to the Site
Context Plan on A1.02 for future tower separation diagrams and dimensions.

North of the site, along Franklin Street, shadow studies show that future mid-rise forms at six-storeys cast shadows that press against the Franklin Elementary School grounds and neighbouring community park. On this
basis, future towers would not be built directly north of the site. However, in light of staff advice and the potential for mid-rise forms to the north, the project team has reworked the typical floorplates and core position to
bring the north building setbacks in a range of 22'4" to 25'4"” versus the 17" setback shown in the initial application for rezoning advice. These new setbacks, plus the lane width (20"), plus the future rear-yard setbacks of
future developments will provide adequate separation between the proposed tower form and future mid-rise developments. Refer to A8.10 and A8.11 for shadow studies.

2. Maximize pedestrian access to sky views.

This involves considering podium height, street enclosure, and tower massing / floor plate size.

In response to the podium height and street enclosure, the podium has been reduced to four storeys from the six proposed in the original rezoning enquiry. The podium is also set back further than the tower massing from
both the north and south property lines to soften its street wall presence. The tower floorplate can only be squeezed to approximately 7,150 sq. ft. to achieve an efficiency that is viable to build and to provide enough floor
space to accommodate ten compact units per floor including the required portion of family-oriented units. Reducing to nine units per floor drives the efficiency down where it is no longer economical to build (i.e
considerably below 85% as the core and corridor sizes cannot shrink). In addition, the tower floorplate has been designed to accommodate upcoming code changes to accessibility and the transition to updated seismic
requirements. As such, corridors are wider, allowing for new accessible clearances in front of suite entry doors, and structural components have thickened, making the core larger overall. To mitigate the perceived massing,
the tower floorplate has been sculpted to achieve a more slender presence by making the south half along East Hastings narrower than the back half which allows better sky views and a more slender appearance from the
street.

3. Consider relocating rental units into additional tower height.

With the reduction in height and loss of units in the podium, the consideration to recover units with additional tower height is appreciated and necessary. As such, the proposed design has been updated to 18 storeys (with
amenity and mechanical above), through which the shadowing still falls shy of the Franklin Elementary School grounds. The increased tower height combined with the reduced podium height also goes a long way to
increase the perceived slenderness of the tower and overall massing. The project team feels that 18 storeys, while not maxing out the shadow throw, strikes an appropriate balance within the context of the neighbourhood
and future development potential.

Other key features of the design include generous amenity spaces that take advantage of building steps at Level 2 and the rooftop to provide indoor spaces next to large landscaped outdoor terraces. At the ground level,
the streetface is articulated with recessed retail entries that follow the grade and storefront bays that are spaced to scale down the commercial spaces and enhance the human experience. The residential entry is recessed
midway along East Hastings to break up the massing and provide a sheltered entrance for residents.

View Cones:
The proposed site is not affected by any View Cones.

Sustainability Measures:
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This project will be highly sustainable and will meet or exceed all applicable City of Vancouver performance requirements under the Green Buildings Policy for Rezonings (updated in November 2024). An Embodied Carbon Design
Report and a Resilient Buildings Planning Worksheet will be provided to demonstrate that the project is on track to meet carbon dioxide emissions limits and to outline resilience planning and strategies undertaken by the project team.
Enhanced commissioning and energy submetering processes will also be pursued in line with the Green Buildings Policy. Later, at the BP stage, the project will be modelled in accordance with VBBL Part 10 and the CoV Energy

Modelling Guidelines to conform with the Performance Limits and requirements set out for Residential High-Rise buildings.

From the outset, various strategies to meet energy targets and sustainability measures have been implemented including high perfomance envelope design, high efficiency windows, continous insulation, detailing to minimize thermal

bridging, and high-efficiency mechanical units in every suite.
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3553 East Hastings Street - Context Map & Photos

1. View from Skeena Street at the lane entrance looking east. 2. View from the lane looking east 3. View from the lane looking southwest toward the site. 4. View from Kootenay Street at the lane entrance looking west.
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5. View from the comer of East Hastings and Skeena Street looking east. CONTEXT MAP 6. The *YARROW" at East Hastings and Kootenay.
7. View from East Hastings looking north toward the site. 8. View from East Hastings looking west in front of the Kootenay Bus Loop. 9. View from East Hastings and Boundary Road looking east.
10. View from Kootenay Street looking west at the bus loop. 1. Westbound bus stop on East Hastings between Kootenay Street and Boundary Road 12. View from comer of East Hastings and Boundary Road looking southeast 13. Looking southwest across Boundary Road and East Hastings
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3553 East Hastings Street - Project Statistics

Overall FSR Summary

Project Name: 3553 East Hastings Street HA Unis Per Acre Units Per HA Date: 31-0ct-22
Project Number: P508 Gross Site Area: 16084.00 sf 1494.25 sm 037 acres 0.149 ha 482,07 119123 Revised: 10-Apr-25
: PCI D Net Site Area: 16084.00 s 1494.25 sm 0.37 acres 0.149 ha
FSR Summary Amenity Provided Site Coverage.
Permitted FSR NETFSR(s) _ NETFSR (sm) NET FSR Required n/a Site Area_16084.0 sf
Total FSR nia 135978 f 12632.79 sm Total FSR 8.45fsr Provided 3410 sf 31683 sm Footprint
Total i 6522 sf 605.90 sm ial FSR 0.41 fsr Coverage
Total Residenti 129456 sf 12026.89 sm idential FSR 8.05 fsr
Parking Area
GFA (Parkade)
15297 s 142110 sm
15297 s 142110 sm
15207 s 1421.10 sm
45890 sf 4263.30 sm
Areas FSR {In Addition to Amenity] NET FSR
Retail Store_Restaurant Class 1 _Res Lobby _Common Commercial _Circulation (Residential) _Residential Area (Units) Amenity GFA Efficiency Units Storage _ Balconies _ Balcony % NET FSR
1079 sf 4844 f 622 sf 599 sf 2055 sf 0t 199 sf 0 f 0sf 000 sf 9199sf
57 sf 6725 sf 1371 51 693 sf s 527 sf 6489 sf 8137sf
81 sf 7737 sf s 877 57 9859 s 8904 f
81 sf 7737 f 59 214 f 1099 sf 12.34% s 8904 sf
sf 5976 sf s 697 sf 929 s 7021
sf 5976 sf s s 866 sf s 70218t
s 6080 sf s s 866 sf s 70218
s 6080 sf s s 866 sf s 70218
s 6080 sf s s 866 sf s 7021 f
s 6080 sf s s 866 sf s 7021sf
s 6080 sf s s 866 sf s 7021sf
71 6080 sf s s 866 sf . s 7021
1071 sf 6080 sf s s 866 sf s 7021
s 6080 sf s s 866 sf s 7021
s 6080 sf s s 866 sf s 70218t
s 6080 sf s s 866 sf s 70218
s 6080 sf s s 866 sf s 70218
s 6080 sf 51 s 866 sf s 7021
520 s 0sf 2039 sf 3559 sf 9 0 s 0sf 0009 s 1520sf
0218 0sf 1021 sf 00 ¥ 0 sf 0sf 0009 s 1021
Total 1079 sf 4844 st 622 sf 599 sf 24164 st 107106 st 3410 sf 141824 st 79.70% 178 units 2436 st 14455 st 1% 0sf 135978 st
10020sm ___ 450.03sm 57.77 sm 55.67 sm 2244.90 sm 9950.48 sm 316.83 sm 13175.89 sm 226.27sm__1342.91 sm 12632.79 sm
Plus Prorated Common Area 109 s 490 sf
Total Adjusted Area 1188 sf 5334 sf
11034sm ___ 495.56 sm

NOTE: 20% OF THE NET RESIDENTIAL FLOOR AREA WILL BE FOR BELOW MARKET UNITS. BELOW MARKET UNIT ALLOCATION AND EXACT AREAS TO BE DETERMINED AT THE DP STAGE.

Vehicular Parking Bicycle Parking

Storage Summary

Residential Storage Summary

(OFF STREET PARKING STATISTIGS 5853 East Hastings Street orFsTREET EETTET]
Date Foizos Ty
PARKING REQUIRED SUNMARY OF BICYGLE PARKING REGUIRED No. of Units Storage Room Location
RESIDENTIAL PARKING ToTL wap use — Tnoums T T TromaL cuass TrotaL ciass s TEND oF TRIP FACIITIES
[ Min. 1.5 spaces for every unit 260 stals 93 units Within Unit
NNERCIAL PARKI Fanis Wi 25 space o vy e Tocker 29 units Level P2
iz . EE— ; 57 units Level P3
No Unirs 1w G _ _ TOTAL 179 units.
78 s 74 sl Teniz e Wi T soace Toravery i o7 spaces orany T Trockar
stdimer G doveiorent > 10002 (179 Storage Lockers for 178 Units) units
UNTS N0 PARKNG STALLS e Frs i Towais Tiocier
176 unts 500 e e Tt T e (730 e
358 stas
7o )
RESDENTAL RESDENTAL CoumERGAL CoumERGAL
PARKING PROVIDED Fiooriounies F TS Tals Socker
RESIDENTIAL PARKING REGULAR E AGGESSLE Tom Florounted i Shaped sats
i Y

B EvEL s Tt Tl
e Lever < sats T 22 ‘oversizos
PaLeveL i sl Danie Sgaale Losiers EFr
o Toals T e Tt ToTAL o Sis e Tassaie P Csals iocker
VISITOR PARKING REGULAR st AccessiLE
PaLeve < 5 s Dais
Py Ever rrr s Danis
o PP st Tt .
———— Loading Summa ry
PITEVEL EFTTy o
T ieve s T ‘TOTAL LOADING BAYS & PASSENGER SPACES REQUIRED
oL EF Er 2T .
Toral 2 stas Tosts T Tr00sais ] RESIDENTIAL

LOADING SPACES

1 (Section 5.2.1)

CLASS B LOADING SPACES

1 (Section 5.2.1)

CLASS APASSENGER SPACES

1 (Section 7.2.1)

RETAIL:

CLASS B LOADING SPACES

1 (Section 5.2.5)

TOTAL LOADING BAYS & PASSENGER SPACES PROVIDED

CLASS ALOADING SPACES

1 (Located on P2)

CLASS B LOADING SPACES

2 (Located on L1 off of the Lane)

CLASS A PASSENGER SPACES

1 (Located on L1 off of the Lane)
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3553 East Hastings Street - Residential Unit Statistics

Residential Unit Summary

NOTE: 20% OF THE NET RESIDENTIAL FLOOR AREA WILL BE FOR BELOW MARKET UNITS. BELOW MARKET UNIT ALLOCATION AND EXACT AREAS TO BE DETERMINED AT THE DP STAGE.
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3553 East Hastings Street - Site Context & Future Tower Separation Plan
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3553 East Hastings Street - Sun Path Diagram
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3553 East Hastings Street - Site Plan
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3553 East Hastings Street - Floor Plans
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3553 East Hastings Street - Floor Plans
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2:PROJECTS\DEVELOPMENT PERMITACTIVE

1. PLANTS IN THIS PLANT LIST ARE SPECIFIED ACCORDING TO
THE CANADIAN NURSERY LANDSCAPE ASSOCIATION CANADIAN
STANDARDS FOR NURSERY STOCK AND SECTION 12, CONTAINER
GROWN PLANTS OF THE BC LANDSCAPE STANDARD, CURRENT
EDITION.

2. ALL PLANT MATERIAL SHALL MEET OR EXCEED STANDARDS

FULL ANALYSIS OF THE TOPSOIL WILL BE REQUIRED AT THE
CONTRACTOR'S EXPENSE, SUBMIT TO LANDSCAPE CONSULTANT
FOR APPROVAL.

4. AMEND TOPSOIL PER SOIL ANALYSIS RECOMMENDATIONS
PRIOR TO SPREADING ON SITE. REJECTED TOPSOIL SHALL BE
REMOVED OFF SITE IMMEDIATELY AT THE LANDSCAPE

REQUIRED BY BCLNA OR BCSLA GUIDELINES.PLANT MATERIAL TO BE CONTRACTORS EXPENSE.

APPROVED BY LANDSCAPE ARCHITECT PRIOR TO DELIVERY TO SITE.

5. TOPSOIL DEPTHS FOR PLANTING AS FOLLOWS:

b. SOD: 150MM

c. TREE PITS: 1000MM WITH 300MM (BELOW ROOT BALL)

d. 2" MINUS COMPOST MULCH TO BE INSTALLED IN ALL SHRUB
P

e.

IRRIGATION NOTE:

6. ALL PLANTED AREAS TO BE IRRIGATED. IRRIGATION SYSTEM
TO MEET OR EXCEED IIABC STANDARDS. LANDSCAPE ARCHITECT TO
REVIEW IRRIGATION PLANS.
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