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PROPOSED REZONING: 5163-5187 JOYCE STREET

What is Rezoning?
The City of Vancouver is divided into zoning districts. 
The Zoning and Development By-law sets out the rules 
for development in each zoning district, including the 
use (e.g. multiple dwelling) and physical form  
(e.g. height).

Rezoning changes how a property can be used or 
developed through a regulation change. It is required 
when a proposal does not conform with existing 
zoning. The purpose of rezoning is to:

•	 change land use regulations to enable development 
in line with City objectives; and

•	 secure public benefit contributions to help address 
increased demand on City facilities resulting from the 
rezoning.

Site-specific comprehensive development 
districts (CD-1s)

When a site is rezoned, the site is assigned a site-
specific CD district. Each CD district is given a unique 
number to identify the district (e.g. CD-1 (647)). CD-1 
district by-laws have regulations that are specific to the 
site.
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What Guides a Rezoning?
Council-approved plans and policies outline where rezoning 
applications can be considered and what may be allowed on a 
site. 

Community and area plans

The City of Vancouver has community and area plans that set 
out the long-term vision for a community area. These plans 
provide a framework to guide change and development over 
a period of approximately 20 to 30 years. They may also work 
within broader objectives established for the entire city and at 
regional and provincial levels.

Community and area plans provide guidance and direction 
on a variety of topics, from land use and urban design, to 
housing, transportation, and community facilities.

Rezoning policies

Rezoning policies provide guidance for developing or using 
a property in ways that may not be possible under existing 
rules or zoning. They provide a framework to achieve City 
objectives by enabling and incentivizing development across 
the city.

Example of a 
rezoning proposal

Example of a  
constructed building

Considered under 
rezoning policy

Example of  
planning policy
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Rezoning Process: Key Steps

Council makes a 
decision at a 

public hearing

BEFORE REZONING

• Plans and policies developed
• Council approves plans and policies

Rezoning 
enquiry 

submitted and 
reviewed
(optional)

Rezoning 
application 
submitted

Virtual 
pre-application

open house
hosted by the 

applicant
(optional)

Report and 
by-law drafted; 
Council refers 

application to a 
public hearing

Virtual 
open house

Q&A

WE ARE HERE

Rezoning process

Public engagement

City Council decision

Council votes 
to enact a 

by-law

Staff and 
advisory group 

review

Legal and 
service 

agreements 
completed

AFTER REZONING

• Development permit process
• Building permit process
• Inspections and occupancy
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Proposed Rezoning

We would like your feedback on a 
rezoning application

The proposal is to allow for the development of a 
32-storey mixed use building with commercial use at 
grade and a proposed library space on level 2. The 
zoning would change from C-2C (Commercial) District 
to CD-1 (Comprehensive Development) District. This 
proposal includes:

•	 293 market strata units

•	 A floor space ratio (FSR) of 13.10

•	 A floor area of 21,484.6 sq. m (231,258 sq. ft.)

•	 A building height of 94.1 m (308.72 ft.)

•	 228 vehicle parking spaces and 588 bicycle parking 
spaces

The application is being considered under the Joyce-
Collingwood Station Precinct Plan.

PROPOSED REZONING: 5163-5187 JOYCE STREET
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Joyce-Collingwood Station Precinct Plan

Plan Area

The Joyce-Collingwood Station Precinct Plan (JC Precinct Plan) area is 
compact, focuses on lots within two blocks of the Joyce-Collingwood 
station and is approximately 30 acres in area. It represents a very small 
part of the original larger Joyce Station Area Plan boundary and the 
broader Renfrew-Collingwood community. At present, the existing 
properties are zoned one-family dwelling (RS-1), multiple dwelling (RM-
4N), commercial (C-1 and C-2C) and CD-1, with most properties zoned 
RS-1. The study area is bisected by the east-west SkyTrain guideway and 
is generally framed by Wellington Avenue on the north, Kingsway on the 
south, Rupert Street to the west and Ann Street to the east.

Overview

This Station Precinct Plan establishes opportunities that will guide the 
future redevelopment of the Station Precinct. It replaces policies in the 
Joyce Station Area Plan for sites near the SkyTrain station and provides 
new policies regarding:

•	 Land use

•	 Building form and height

•	 Transportation and movement 

•	 Community amenities 
 
The JC Precinct Plan provides clarity on the vision
and opportunities for the sites around Joyce Station and it will guide 
future rezoning applications for sites in the precinct. Over time, the 
redevelopment of the Station Precinct will further Vancouver’s objectives 
for environmental, economic and social sustainability.

Joyce-Collingwood 

STATION PRECINCT PLAN

Approved June 2016; 
Amended policies approved December 2017 and September 2020.

JOYCE-COLLINGWOOD STATION PRECINCT PLAN 3

1.2 Plan Area

The Joyce-Collingwood Station Precinct Plan (JC Precinct Plan) 
area is compact, focuses on lots within two blocks of the Joyce-
Collingwood station and is approximately 30 acres in area. It 
represents a very small part of the original larger Joyce Station Area 
Plan boundary and the broader Renfrew-Collingwood community. 
At present, the existing properties are zoned one-family dwelling       
(RS-1), multiple dwelling (RM-4N), commercial (C-1 and C-2C) and  
CD-1, with most properties zoned RS-1. The study area is bisected 
by the east-west SkyTrain guideway and is generally framed by 
Wellington Avenue on the north, Kingsway Avenue on the south, 
Rupert Street to the west and Ann Street to the east.
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Figure 1.1: Comparison of Planning Area Boundaries

Aerial photograph of Joyce-Collingwood Station
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Joyce-Collingwood Station Precinct Plan

Visions and Aspirations 

The Station Precinct Plan is an opportunity to 
unify the area immediately around the station with 
Collingwood Village and create a stronger, more cohesive 
neighbourhood through a mix of land uses and building 
types that take full advantage of the location and through 
improved physical and social connections.

Through the early consultation with the community, staff 
identified key common ideas and themes and produced 
a summary of aspirations and future directions for the JC 
Precinct. These directions were tested with the community 
through a newsletter and a community check in event. 
Based on community support, the directions were used to 
guide the creation of options for the future development 
of the area.These included: 

•	 Creating more compact, mixed-use and walkable 
development around the Skytrain Station

•	 Creating a more active, vibrant local shopping street

•	 Creating a more physically and socially connected 
neighbourhood with opportunities for improved public 
life 

•	 Improving access to transit 

•	 Creating more opportunities for housing including 
family housing 

•	 Reviewing and prioriting neighbourhood needs to 
respond to growth  

JOYCE-COLLINGWOOD STATION PRECINCT PLAN 10

2.2 Emerging Ideas and 
Aspirations

Through the early consultation with the 
community, staff identified key common ideas and 
themes and produced a summary of aspirations 
and future directions for the JC Precinct 
(summary document included as Appendix A). 
These directions were tested with the community 
through a newsletter and a community check-
in event. Based on community support, the 
directions were used to guide the creation of 
options for the future development of the area.

Key Ideas

Transition heights from transit

Increase neighbourhood connectivity

Create vibrant streets

Aspirations

•  Create more compact, mixed-use and walkable 
development around the SkyTrain station 

•  Create a more active, vibrant local shopping 
street

•  Create a more physically and socially connected 
neighbourhood with opportunities for improved 
public life

•  Improve access to transit

•  Create more opportunities for housing including 
family housing

•  Review and prioritize neighbourhood needs to 
respond to growth Open House - June 2015

Example of an active shopping street

JOYCE-COLLINGWOOD STATION PRECINCT PLAN 6

Transportation 2040 includes specific and 
measurable targets that align with the larger 
goals of the plan:

•  By 2040, at least two-thirds of all trips will 
be made on foot, bike or transit. The total 
number of trips by sustainable modes will grow 
significantly, while motor vehicle volumes will 
slightly decline. 

•  Transportation 2040 supports the Greenest City 
target for reducing distance driven. By 2020, 
the average distance driven per resident will be 
reduced by 20% (from 2007 levels). 

•  Vancouver’s ultimate safety goal is to eliminate 
all fatalities from its transportation system.

REZONING POLICY FOR SUSTAINABLE LARGE 
DEVELOPMENTS:

The rezoning policy, updated in 2013, applies to 
sites of two acres or more and establishes polices 
to achieve higher sustainability standards as an 
essential component in the rezoning process. For 
Joyce-Collingwood, it is anticipated that only the 
St. Mary’s Parish site would be large enough to 
trigger this policy. The policy requires submission 
of defined plans and studies to address the 
following objectives: 

1.  Sustainable Site Design

2.  Access to Nature 

3.  Sustainable Food Systems 

4.  Green Mobility 

5.  Rainwater Management 

6.  Zero Waste Planning 

7.  Affordable Housing 

8.  Low Carbon Energy Supply

TRANSPORTATION 2040 PLAN: 

Approved in 2012, the Transportation 2040 Plan 
is a long-term strategic vision for Vancouver 
that will help guide transportation and land use 
decisions as well as public investments for the 
years ahead. The goals for the Transportation 
2040 Plan are: 

•  Land Use: Utilize land use to support shorter 
trips and sustainable transportation choices. 

•  Walking: Support a vibrant public life and 
healthy lifestyles by making walking safe, 
convenient, comfortable and delightful. 

•  Cycling: Make cycling safe, convenient, 
comfortable and fun for people of all ages and 
abilities. 

•  Transit: Support transit improvements to 
increase capacity and ensure service that is 
fast, frequent, reliable, fully accessible and 
comfortable. 

•  Motor Vehicles: Improve road safety, manage 
congestion, make it easier to drive less, and 
accelerate the shift to low-carbon vehicles. 

•  Goods, Services and Emergency Response: 
Manage the impacts of moving goods and 
services, and maintain effective emergency 
response times. 

•  Education, Encouragement and Enforcement: 
Encourage sustainable transportation choices, 
educate all road users to promote safe and 
respectful behaviour, and support legislation 
and enforcement practices that target 
dangerous conduct.

Pedestrians and a cyclist on the BC Parkway

Safe, convenient, and comfortable walking for all ages and 
abilities

Joyce-Collingwood Station and the bus loop
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Joyce-Collingwood Station Precinct Plan

Sub-Area: Joyce Street at Vanness Avenue 

Guiding Policies 

•	 Allow mixed-use buildings including towers up above a four-
storey building base on sites next to the SkyTrain station 
where a minimum frontage of 40.2 m (132 ft.) is achieved

•	 Local-serving retail and services on ground floor are 
required

•	 Choice of use is permitted above the ground floor, which 
may include local-serving retail, service, office, or residential

•	 To ensure livability, acoustic mitigation from environmental 
noise (including road and Skytrain noise) is required for 
residential uses

•	 Allow for a larger retail space to accommodate a 
neighbourhood-scale grocery store (796.8 sq. m/7,500 sq. 
ft. to 929 sq. m/10,000 sq. ft.), where practical 

•	 Explore opportunities to relocate the Collingwood Library to 
a new commercial space on Joyce Street

•	 All buildings fronting Joyce Street should include a distinct 
four-storey building base to create a human-scaled 
shopping street and allow for sunlight penetration to the 
street 

•	 Upper floors of towers must be shaped to create distinct 
building identity 

•	 Provide building breaks along the Joyce Street frontage to 
create mid-block pedestrian access and semi-public outdoor 
spaces 

•	 Limit vehicle crossings and remove existing crossings where 
possible on Joyce Street to prioritize pedestrian movement 

JOYCE-COLLINGWOOD STATION PRECINCT PLAN 25

5.1 Sub-Area J1: Joyce Street at 
Vanness Avenue

5.1.1 Allow mixed-use buildings including 
towers up above a four-storey building 
base on sites next to the SkyTrain station 
where a minimum frontage of 40.2 m 
(132 ft.) is achieved (suggested tower 
locations and height limits indicated on 
figure 5.2).

5.1.2 Ground floor uses are required to be 
local-serving retail and services.

5.1.3 Choice of use is permitted above 
the ground floor, which may include 
local-serving retail, service, office, or 
residential. 

5.1.4 For residential uses, require acoustic 
mitigation from environmental noise 
(including road and SkyTrain noise) to 
ensure livability.

5.1.5 Allow for a larger retail space to 
accommodate a neighbourhood-scale 
grocery store (796.8 sq. m/7,500 sq. ft. to 
929 sq. m/10,000 sq. ft.), where practical.

5.1.6 Explore opportunities to relocate the 
Collingwood Library to a new commercial 
space on Joyce Street.

5.1.7 All buildings fronting Joyce Street should 
include a distinct four-storey building 
base to create a human-scaled shopping 
street and allow for sunlight penetration 
to the street.

5.1.8 Upper floors of towers must be shaped 
to create distinct building identity.

5.1.9 Provide building breaks along the Joyce 
Street frontage to create mid-block 
pedestrian access and semi-public 
outdoor spaces as indicated in figure 5.2.

5.1.10 Limit vehicle crossings and remove 
existing crossings where possible on 
Joyce Street to prioritize pedestrian 
movement.

A
nn

 S
t

Vanness Ave

Crowley Dr

Jo
yc

e 
St

A
nn

 S
t

T

T

T
J1

14141414

1441414

16161616616

2022020
202020202218818

Figure 5.2: Sub-Area J1 - Joyce Street at Vanness Avenue
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Ways to Provide Feedback

There are several ways to provide comments to staff

Staff can receive comments throughout the rezoning process up until City 
Council votes to refer an application to a public hearing. Feedback directed 
to staff is summarized in the referral report prepared for City Council. 

1.	 Go online at Shape Your City Vancouver 
https://shapeyourcity.ca/5163-5187-joyce-st

•	 Submit your comments

•	 Ask your questions during the Virtual Open House

Note that the content is available in eight languages

2.	 Send an email to the rezoning planner
kent.macdougall@vancouver.ca

3.	 Call the rezoning planner
604-829-9579

https://shapeyourcity.ca/5163-5187-joyce-st?preview=true&tool=survey_tool&tool_id=feedback#tool_tab
https://shapeyourcity.ca/5163-5187-joyce-st?preview=true&tool=qanda#tool_tab
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What Happens Next

Referral report 

Staff review all comments received and summarize the feedback into a 
referral report for City Council. This report contains a recommendation to 
refer the application to a public hearing, along with a recommendation to 
approve or refuse the application. Conditions to address public concerns 
may also be included, where feasible.

Referral and public hearing

If an application is referred to a public hearing, surrounding properties 
and those who have selected to be contacted about the application 
will receive a public hearing notification. At that point, all comments 
regarding the application are to be directed to City Council through the 
City Clerk’s Office for consideration at the public hearing.

Public hearings are held to consider and decide on rezoning applications. 
At public hearings, City Council’s role is to listen to all concerns in order 
to inform their decision on a rezoning application.

Find out more: 

•	 What happens at public hearings

•	 Contact City Council about public hearing agenda items

https://vancouver.ca/your-government/what-happens-at-a-public-hearing.aspx
https://vancouver.ca/your-government/contact-council-public-hearing.aspx

