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3.1 Background

The policies approved in the Joyce Station Area 
Plan (1987) set the stage for development on 
former industrial sites around the SkyTrain station. 
Following the plan policies, the former industrial 
site to the northwest of the station (a full block) 
was rezoned (1988) and developed by Concert 
Properties with a mix of mid-rise, apartment and 
townhouse buildings (Ascot Place).

Concert Properties then assembled a much 
larger site to the southeast of the station. A 
comprehensive planning program in collaboration 
with the neighbourhood, pushed beyond the 
modest densities anticipated in the Joyce Station 
Area Plan. Towers were proposed as a way to 
achieve significant public benefits as part of the 
new neighbourhood, including more than seven 
acres of new park space. This planning exercise 
produced one of the first master-planned, transit-
oriented developments in the region.

These two developments have resulted in major 
change in two of the quadrants around the 
station. The Joyce Station Area Plan anticipated 
little change beyond these sites. No increase 
in density on the commercial properties at the 
station was contemplated and the properties 
to the north of the station were downzoned 
to limit commercial use. The modest densities 
allowed along Vanness Avenue adjacent to 
the SkyTrain guideway combined with large 
assembly requirements have resulted in most sites 
remaining as single-family use. 

3BUILDING TYPE, MASSING 
AND HEIGHT

Figure 3.1: Quadrants around Joyce-
Collingwood Station
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 3.2 Transit as a Focus 

A basic premise of transit-oriented development 
is that density is best located in close proximity 
to a transit station. As part of the Station Precinct 
Review, density was tested with the tallest 
buildings at the station and transitioning down in 
all directions away from the station. Joyce Street 
and Vanness Avenue were seen as axes on which 
potential sites could respond with taller, denser 
buildings. General scales of development were 
explored following this conceptual model.

A key factor in establishing building type and 
height is the relationship and integration with the 
surrounding neighbourhood. In terms of existing 
context, the area predominantly includes towers 
to the southeast, single-family houses to the 
northeast, mid-rise buildings and single-family 
houses to the northwest and a mix of building 
types to the southwest (see figure 3.1). 

Transitioning building heights from the SkyTrain 
station in all directions was a key idea identified 
early in the planning process. 
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Figure 3.2: Building Height Transitions
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Grouping three towers at the station in close 
proximity to each other will differentiate 
these new towers from the existing towers 
in Collingwood Village, which are arranged 
around the park spaces and provide generous 
separations. In addition to the closer grouping of 
the towers, greater heights are proposed to mark 
the station. The tower heights are proposed to be 
regulated by the geodetic height of 189.5 m (621.7 
ft.). This upper limit to match the Telus building 
will result in towers of approximately 88.4 m (290 
ft.) to 91.4 m (300 ft.) — sites at the station have 
variable grades. Sculpting of the upper floors will 
be required to help create varied building identity.

Building Height 

Towers in Collingwood Village today range from 
16 to 26 storeys (47.9 m/157 ft. to 71.9 m/236 ft.). 
The height of the towers under construction at 
the eastern edge of Collingwood Village (Wall 
Centre Central Park) was set to the geodetic 
height (189.5 m/621.7 ft.)* of the most prominent 
building in the area — the Telus office building. 
This upper height limit has resulted in tower 
heights of approximately 85 m (279 ft.).

Figure 3.4: Estimated Tower Heights 
near Joyce-Collingwood Station

Proposed 
Towers

Collingwood 
Village

Wall 
Centre

Telus 
Building

Figure 3.5: Cross-Section with Geodetic Height Limit*

*Geodetic height: The measured 
distance above sea level
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This section provides information on the land use 
mix, building types and building heights proposed 
for each of the sub-areas. Detailed design 
guidelines are provided in Section 8. 

5SUB-AREA POLICIES
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Figure 5.1: Sub-Areas
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New development will be managed and regulated 
primarily in two ways: 

• Developer-initiated rezonings 

• City-initiated rezonings

Legend

Study Area Boundary

Sub-Areas J1, J2, J3 & J4        

SkyTrain Station

Mixed-Use: Up to 50 ft. 
(approx. 4 storeys)

## Heights of Existing 
Buildings (in Storeys)

Building Footprint

M
Proposed Mi- Rise 
Building

Pedestrian Connection

Park

Sub-Areas V1 & V2

Sub-Areas T1, T2 & T3

T Proposed Tower Building

Apartment: Up to 65.6 
ft. (approx 6 storeys)

Apartment: Up to 45 ft. 
(approx. 4 storeys)

Townhouse: Up to 35 ft. 
(approx. 2 to 3 storeys)

Unlikely to Redevelop

Institutional

Mixed-Use: Up to 75 ft. 
(approx. 6 storeys)

Apartment: Up to 70 ft. 
(approx 6 storeys)
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5.6 Sub-Area T1: Payne and Ann 
Streets

5.6.1 Allow a mix of building types 
transitioning down from mid-rise 
buildings near the SkyTrain station 
to four- to six-storey apartments and 
townhouses (suggested locations and 
height limits indicated in figure 5.7).

5.6.2 Mid-rise buildings are allowed on limited 
larger sites with a minimum lot frontage 
of at least 42.7 m (140 ft.). 

5.6.3 Minimum lot frontage for site assembly 
for six-storey buildings is 40.2 m (132 ft.).

5.6.4 Residential mid-rise buildings will be 
considered up to maximum net density 
of 4.5 FSR. Residential buildings up to 
six-storeys will be considered up to a 
maximum net density of 2.5 FSR.* 

5.6.5 Lots or consolidations of lesser frontage 
remaining adjacent to multiple dwelling 
developments may be considered 
for lesser heights and commensurate 
densities compatible with adjacent 
multiple dwelling zoning. 

5.6.6 Floors above the fourth floor in mid-
rise buildings greater than six storeys in 
height should not exceed a dimension 
of 24.4 m (80 ft.) in length or width 
(excluding open balconies) to minimize 
scale impacts.

5.6.7 Require land dedication or right-of-way, 
as appropriate, from lots fronting Payne 
Street to provide sidewalks and street 
trees.

5.6.8 Require acoustic mitigation from 
environmental noise (including road and 
SkyTrain noise) to ensure livability.

Figure 5.7: Sub-Area T1 - Payne and Ann Streets
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*Note: Some site assemblies may not be able to 
achieve the maximum FSR. Anticipated exclusion 
from gross floor area will be those typical of 
most multi-family zones in Vancouver, except as 
otherwise noted in this Plan.
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(approx. 2 to 3 storeys)
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RENDERINGS

5055 JOYCE STREET

1 ISSUED PER COV REQUEST 20191010
2 REZONING AMENDMENT 20200311
3 DP APPLICATION 20210113
4 DP AMENDMENT 20210401

5050 – 5080 Joyce

Renderings

View from Vanness Avenue Looking West

Project Description

The development site located at the existing and emerging resindetial neighbourhood. It is consolidated from 5 existing detached sites with RS-1 zoning. 

It located on Payne Street between Wellington Avenue and Vanness Avenue with very closed proximity to existing Skytrain station.

It is 5-minutes walk from existing transit hub with bus terminal and Skytrain station, Joyce-Collingwood Station. It is within 80m walkable distance to the station. 

There are couple approved or completed developments as per Joyce-Collingwood Station Precinct Plan in the surrounding context, such as, 5055 Joyce Street, 5058 

Joyce Street, and 5163-5187 Joyce Street. The approved fsr of the developments ranged approximately from 13 to 15.

Rezoning Intent

The proposed development consists of a 14 storey residential midrise with ground-orientated units at the first level, and rooftop amenity on Level 14. The 

development team is proposing to consolidate 5 existing RS-1 sites to CD-1 as per Joyce-Collingwood Station Precinct Plan. The proposed density is 4.50.

Precendents

VANCOUVER CITY HALL MARINE BUILDING
355 BURRARD STREET

 
5055 JOYCE STREET

JOYCE BY WESTBANK
5058 JOYCE STREET
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Rezoning Rationale Summary

The proposal for the 5019-5039 Payne Street is a mid-rise residential development, located closely to the junction of Payne Street and Vanness Avenue, only steps 

away from Joyce-Collingwood Skytrain Station.

The surrounding neighbourhood is a vital centre of Vancouver’s transit-oriented plan for densification. In order to accommodate for rapid population increase and 

attract young generations, the developer initiated the 5019-5039 Payne Street mid-rise residential development to maximize the site’s development potential in 

alignment with CITY vision, the developer is requesting a CD-1 zoning for a 14 storey residential complex.

We believe the proposal will not only enhance this vibrant neighborhood at the scale of the pedestrian but also at the large of urban context, as well as promote the 

transit- oriented densification the city aims to achieve.

The emerging neighbourhood echos with CITY Plan, and is growing of contemporary design inspired developments. As the metropolis of the multiculturalism country, 

the proposal is to salute to one of the influential design movement in our Vancouver Architectural history. The proposed postmodernism  will broaden the design 

spectrum in the Joyce-Collingwood Area. 

Massing

By considering the unique location of the site, which is on the boundary between residential detached house neighborhood and mixed-use high-density development 

area with closed proximity to a major public transit network crossing point, the strong city grids notion have been extracted, and further celebration applied to the 

east portion of the tower facade. The symmetrical order carried over the main facade from ground level main entry to full height of the tower, wrapping the corners, 

thus creating a visual landmark for the pedestrian and transit flow from the Joyce-Collingwood Station area. With its urban and pedestrian quality, the building 

exterior warm-touch finishes will not only create a convenient and easily navigable center for pedestrians, but also will provide the respect and sub-ordinate the 

quality of the residential neighbourhood.

At the street level, the facade is articulated by a series of colonnade from balconies. The columns reflect similar street level entry porch treatments on existing 

context. The podium mass extends past the tower on the south side to provide outdoor amenity area for the residents at podium roof.

Exterior building materials include glass, concrete, metal panel, and stone pattern panel to create an iconic architectural expression.

The massing of the development is derived based on the site constraints from dedication and shallow site depth. The massing is first being extruded vertically to 

maximize the allowable height limit, then a series of zoning set backs creates the podium, and the tower. 

The building is then separated into 3 distinct vertical sections, base, shaft, capital via the craftsmanship of facade articulation details to celebrate the verticality. 

Lastly, a dedicated private amenity spaces are inserted at the tower rooftop for enjoyment of the unique evolving neighbourhood skylines.

SITE

property lines and the foorprint of development site,

10' dedication along Payne Street

SITE

10' dedication

42.7m from grade

HEIGHT

the building is brought to the maximum allowable height

of 42.7m (140 feet).

SETBACKS

the tower and podium are ushed back,

8' from side PL,

12' from front and rear PL,

 

ENTRANCE

the building main entry proposed at the centerline of

tower main facade.

AMENITY & GREEN SPACE

the main amenities proposed on the tower rooftop,

other green spaces added to the overall massing.
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5019-5039 PAYNE STREET (drawing, 2022.11.17) 2022.11.17

Development Statistics

propoerty address:    5019-5039 Payne Street, Vancouver, BC
legal description:   LOTS 7, 8 AND 10 PLAN 3965 LOT A OF LOT 9 PLAN BCP4656 ALL OF BLOCK 15 DISTRICT LOTS 36 AND 51 GROUP 1 AND LOT K PLAN 15377 BLOCK 16 AND 50 DISTRICT LOT 36 GROUP 1 NEW WESTMINSTER DISTRICT

Zoning
Existing Proposed

Zoning RS-1 CD-1

Site Area 17,312 sf 17,312 sf

Uses Residential, Single dwellings Commercial and Residential

Building Maximum Height 140'

Joyce-Collingwood STATION PRECINCT PLAN Setbacks
Bylaw Proposed

Site Area                     17,511 SF 1626.8 SM

North Rear lot 11'-0'' 12'-0''

FSR                     78,857 SF East Side lot 8'-0'' 8'-0''

                        4.50 South Front lot 10'-0'' 12'-0''
                        4.50 (Bylaw) West Side lot 8'-0'' 8'-0''

Residential Units Sellable Net FSR Exclusions GBA Other

Level Studio   I   1B 2B 3B+ Total Residential Residential Amenity Storage Services Envelope GBA Outdoor Balcony,Open

1.5" exclu.

L1 7 4 11 6647.2 7546.6 675.5 354.3 1047.7 61.4 9685.5

L2 11 4 15 8667.6 9534.3 369.0 60.4 9963.7 856.8

L3 10 5 15 8995.0 9903.2 370.3 59.9 10333.4 898.0

L4 5 3 8 4778.8 5259.3 311.5 39.1 5609.9 5199.0 350.0

L5 5 3 8 4778.8 5259.3 311.5 39.1 5609.9 566.0

L6 5 3 8 4778.8 5259.3 311.5 39.1 5609.9 566.0

L7 5 3 8 4778.8 5259.3 311.5 39.1 5609.9 566.0

L8 6 2 8 4735.4 5247.4 280.0 39.1 5566.5 581.4

L9 6 2 8 4735.4 5247.4 280.0 39.1 5566.5 581.4

L10 6 2 8 4735.4 5247.4 280.0 39.1 5566.5 581.4

L11 6 2 8 4735.4 5247.4 280.0 39.1 5566.5 581.4

L12 2 2 2 6 4376.4 4923.0 211.0 39.1 5173.1 501.5

L13 2 2 2 6 4376.4 4923.0 211.0 39.1 5173.1 501.5

L14 2279.7 2279.7 2666.0

Total 76 37 4 117 71119.4 78856.7 2955.2 3881.6 1047.7 572.9 87314.1 7865.0 7131.4

Total (sm) 6607 7326 275 361 97 53 8111 731 663

65% 32% 3% 81% 9.04%

Efficiency Saleable / GBA (superstructure, above grade) 81%

Residential Units Parking Bike Storage
Unit Area No. of Units Bylaw Proposed Bylaw Proposed

unit < 538 sf 48 Residential VPBL 4.2.1.13 Residential Class A VPBL 6.2.1.2 210 211

unit > 538 sf 69 0.5 / units < 538 sf 24.0 20

unit < 700 sf 83 0.6 / units > 538 sf 41.4 42 Class B VPBL 6.2.1.2 3 3

unit > 700 sf 34      plus 1 / 2153 sf of those units (>538 sf) 10.8 11

total 76.2 73.0 Including horizontal 153

visitor VPBL 4.2.1.13 vertical <30% 37 (18%)

min. 0.05 / unit 5.9 6 stacked <60% 0

locker >10% 21 (10%)

Total 82.1 79

included in the above total

Disability VPBL 4.8.4

Residential: 1 up to 7 units, plus 0.034 / add. unit 4.7 5

Small VPBL 4.1.8

max. 25% 20.5 18
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