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EXECUTIVE SUMMARY 

 
● Proposal:  To develop the site with a 14-storey multiple dwelling building (Building 3) having 107 

units and a 12-storey multiple dwelling building (Building 4) having 70 units, all over two levels of 
underground parking having vehicular access from Pullman Porter Street.                                                      

 
See Appendix A Standard Conditions 
 Appendix B Standard Notes and Conditions of Development Permit 
 Appendix C Processing Centre – Building Comments 
 Appendix D Plans and Elevations 
 Appendix E Revised West Elevation – Building 3 
 Appendix F Applicant’s Design Rationale 
 Appendix G Applicant’s Response to Rezoning Conditions 
 
● Issues: 
 1. Architectural design of buildings 
 2. Sustainable design measures 
 
 
● Urban Design Panel: Support (6-1) 
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION:  APPROVE 
 
THAT the Board APPROVE Development Application No. DE419622 submitted, the plans and information 
forming a part thereof, thereby permitting the development of a 14-storey multiple dwelling building 
(Building 3) having 107 units and a 12-storey multiple dwelling building (Building 4) having 70 units, all 
over two levels of underground parking having vehicular access from Pullman Porter Street, subject to 
the following conditions and Council’s approval of the Form of Development: 
 
1.0 Prior to the issuance of the development permit, revised drawings and information shall be 

submitted to the satisfaction of the Director of Planning, clearly indicating: 
 

1.1 design development and legal arrangements, to the satisfaction of the General Manager 
of Parks and Recreation, the General Manager of Engineering Services, the Chief 
Building Official, and the Director of Legal Services,  for the north south walkway 
between East 1st Avenue and Switchman Street, on East Park and adjacent to the 
development site as follows: 
 
i) design development to shift the walkway to be within 5.5 m of the west 

property line of Lot 356 and to provide a 3.0 m wide landscaped buffer strip 
between the 2.5 m wide walkway and the Lot 356 fence line; 

ii) design development to relocate the proposed park trees such that they do not 
interfere with the 7.0 m wide registered utility Statutory Right of Way also 
adjacent to Lot 356; 

iii) arrangements for an easement over the East Park for access (building ingress 
and egress) purposes, to be in favour of Lot 356, over the north-south walkway 
and east-west walkway connections to Lot 356.  The easement agreement is to 
contain provisions for the maintenance and construction of the walkway and 
landscaping including tree planting by the Lot 356 owner; 

iv) arrangements for a no-build covenant, for Vancouver Building By-law spatial 
separation purposes, over a 2.1 m wide portion of the access easement area; 
and 

v) provision of an alternative solution with respect to the Vancouver Building By-
law to address the unprotected openings along the west face of the building.  
See Building comments in Appendix C; 
  

Note to Applicant: The 3.0 m landscaped buffer must contain planted materials other 
than sodded lawn in order to prevent access to and use of the landscaped buffer, 
including a variety of shrubs, grasses, and perennials to provide seasonal colour and 
year round visual interest as well as forage and habitat areas for birds and pollinators. 
SEFC / Olympic Village landscape guidelines should be applied to the design and 
maintenance of this area. The 2.5 m north-south walkway should be designed with a 
higher caliber of materials and treatment than the proposed CIP concrete, given the 
prominence of the walkway with respect to the park, and to distinguish it from the 
sidewalk adjacent to East 1st Avenue. The SEFC Public Realm Plan also references the 
expression of the shoreline and the use of tactile paving for primary pedestrian 
linkages in this area. A revised landscape plan should be submitted. 

 
1.2 design development to carry the exterior design of the west elevations more 

consistently around to the other building elevations; 
 

Note to Applicant: This can be accomplished by continuing design elements such as the 
curved beams and continuous lines farther around the building. 
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1.3 design development to the open area between Buildings 3 and 4 to create a more 
usable public space, rather than just a walk-through zone; 
 
Note to Applicant: This could be achieved by widening the space between the 
buildings as much as possible, providing more amenities such as passive seating 
opportunities and other furnishings, higher quality materials, small gathering and 
gardening areas, wayfinding signage and other site features. Visual elements should 
create an intriguing character to attract the casual visitor. Columns, planter walls, 
overhead beams and other structures must be kept clear of the public right of way. 
Confirm that the area will not be gated and include signage indicating public access. 

 
1.4 design development to the loading area between Buildings 3 and 4 to ensure its 

function, appearance and quality as an attractive public space between buildings when 
not in active use for loading; 

 
Note to Applicant: This should be accomplished by continuing the public space 
surfaces through the open space rather than marking out the loading area; removing 
the overhead beams between buildings; and by providing sturdy and attractively 
designed bollards that prevent unintended vehicle use, an operations plan to limit 
usage, and other measures. Design should be in consultation with Engineering and 
Planning staff. See also Standard Engineering Conditions A.2.1 and A.2.2. 
 

1.5 design development to increase the area and/or intensity of rooftop planting; 
 

Note to Applicant: Intent is to offer more opportunities for urban agriculture, 
stormwater facility, common access outdoor space, and other landscape benefits 
rather than hard surface areas. 

 
1.6 confirmation that the application is on track to meeting the Green Buildings Policy for 

Rezonings including a minimum of LEED® Gold rating, including a minimum of 63 points 
in the LEED® rating system, with 1 point for water efficiency and stormwater 
management, and a minimum of 6 points under Optimize Energy Performance; and 

 
Note to Applicant: Provide an updated LEED® checklist and sustainable design strategy 
outlining how the proposed points will be achieved, a letter of confirmation from an 
accredited professional confirming that the building has been designed to meet these 
goals, and a receipt including registration number from the CaGBC. The checklist and 
strategy should be incorporated into the drawing set. Application for certification of 
the project will also be required under the policy. 

 
1.7 notation on the plans of those built elements intended to meet the Rezoning Policy For 

Sustainable Large Developments. 
 
Note to Applicant: Built features required to fulfill the sustainable strategy narrative 
provided in the application should be labeled with a reference to appropriate policy 
section. A legend should be included on the landscape and architectural plans to 
consolidate these notes. 

 
 
2.0 That the conditions set out in Appendix A be met prior to the issuance of the Development 

Permit. 
 
3.0 That the Notes to Applicant and Conditions of the Development Permit set out in 

Appendix B be approved by the Board. 
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● Technical Analysis:  
 

 
PERMITTED 
(MAXIMUM) 

REQUIRED PROPOSED 

Site Area1   Overall  279,253 sq.ft. 
Sub-Area 3 & 4 45,561 sq.ft. 

Floor Area 202,340 sq. ft.    202,340 sq.ft. 

Balconies 24,281 sq. ft.  Open  20,923 sq.ft. 

Amenity 10,000 sq. ft.    2,679 sq.ft. 

Height2 145.51 ft.  Building 3 
Top of Parapet Wall 137.40 sq.ft. 
Top of Elevator Machine/Stair 148.82 sq.ft. 

 
Building 4 
Top of Parapet Wall 118.74 sq.ft. 
Top of Elevator Machine/Stair 130.24 sq.ft. 

Parking3 Residential   235 
 
 
 
Visitor  27 

 

Small Car   34 
(25% max.) 

Residential      135 
 
 
Disability         7 
Visitor             13 
 
 

Residential (Building 3 & 4) 
  Standard     168 
 Small Car      53 
 Disability      12 
 Visitor 15 
Total 248 
 
 

Bicycle 
Parking 

  Class A Class B 
Residential 221    12 

 Class A Class B 
Residential 257 12 

Loading   Class A Class B 
Total 0 1 

 Class A Class B 
Total 0 1 

Unit Type  - 35% of Dwelling Units must 
include two or more bedrooms;   

- minimum of 62 dwelling units 
to be two or more bedroom; 

Bldg 3 
One Bed   51 
Two Bed   55 
Three Bed    1 
Total 107 
  
Bldg 4 
One Bed – 16 
Two Bed – 51 
Three Bed – 3 
Total 70 
 
Two Bed or more: 110 (62%) 

 
1 Note on Site Area: The proposed site area is based on the properties comprised of Parcel Area 3A and 3B of the 
South East False Creek Official Development Plan.  This parcel has six sub-areas to which this application relates to 
sub-area 3 and 4. 
 
2 Note on Height:  The proposal meets Section 10.11.1 of the Zoning and Development bylaw that allows for height 
increases for the elevator mechanical room/stair.  The proposal does not encroach into the established View Cone 
3: Queen Elizabeth to the Downtown skyline and North Shore Mountains. 
 
3 Note on Parking: The overall proposed parking is above the maximum permitted per the Parking bylaw.  Standard 
Condition A.1.2 seeks compliance with Section 4.5A.1 – Required and Permitted Parking Spaces of the Parking 
Bylaw.   
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Note on Parking Level:  This development permit only consists of review of the parking area for Building 3 and 4.  
The other areas are not part of this application and for reference only (See Standard Condition A.1.3). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



49 E 1st AVENUE (Complete Application)   

DE419622 – CD-1 (612)  SDB/JMB/LK/LM 

 
6 

● Legal Description ● History of Application: 
 Lot: 356  15 09 31 Complete DE submitted 
 District Lot: False Creek  15 10 21 Urban Design Panel 
 Plan: EPP46205  15 12 16 Development Permit Staff Committee 
         
                                            
● Site:  The site is located in Southeast False Creek and is bound by East 1st Avenue, the East Park and 
Buildings 1 (15-storey non-market multiple dwelling building) and 2 (15-storey multiple dwelling 
building) of the overall development. The site contains Pullman Porter Street along the east edge 
which has been secured through a Statutory Right of Way. 
 
● Context:  Significant adjacent development includes: 
 

(a) East Park 
(b) Building 5 - 1551 Quebec Street – 18-storey residential building (approved rezoning application) 
(c) Building 2 - Voda at the Creek - 1661 Quebec Street – 15-storey residential building (approved 

development application) 
(d) Building 1 - 95 East 1st Avenue –15-storey non-market residential building (approved 

development application) 
(e) Central, 1618 Quebec Street – 18-storey mixed-use residential/office building 
(f) Lido, 110 Switchmen Street – 19-storey mixed-use residential/commercial building 
(g) Block 100, 111 East 1st Avenue - 15-storey mixed-use residential/commercial building 
(h) Meccanica, 108 East 1st Avenue - 12-storey residential building 
(i) Mario’s Gelato, 88 East 1st Avenue – 4-storey ice-cream manufacturing plant. 
(j) Sails (Village on False Creek), 1661 Ontario Street - 12-storey mixed use residential/commercial 

building 
(k) Kayak (Village on False Creek), 1633 Ontario Street – 11-storey mixed-use 

residential/commercial building 
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● Background: 
 
On June 10, 2014, City Council approved an application to rezone a consolidated set of properties from 
M-2 to CD-1 (Comprehensive Development) District to allow 58,020 s.m. (624,525 sq. ft.) of residential 
development in five separate buildings. This rezoning was done in accordance to the Southeast False 
Creek Official Development Plan, and includes a 9,748 s.m. (104,925 sq. ft.) non-market affordable 
housing building as a major component of the public benefits derived from this and other rezonings 
within the Southeast False Creek precinct. Buildings 2 to 5 within the rezoning area, are to be entirely 
composed of market residential use. 
 
This application follows the site rezoning with a proposal for a 14 storey multiple dwelling building 
(Building 3) and a 12 storey multiple dwelling building (Building 4). Separate Development Permits have 
been issued for a multiple dwelling building at 1661 Quebec Street (Building 2) and for a non-market 
affordable housing building at 95 East 1st Avenue (Building 1).  
 
The applications already submitted for the other 3A/3B sites immediately to the east will be required 
to provide the majority of new publicly-accessible areas for vehicular and pedestrian movement 
throughout the rezoning area. These would include Pullman Porter Street, Railspur Mews, Railspur 
Plaza, and Switchman Street. In addition, applications for the adjacent sites included a design for a 
common underground parking area to serve Buildings 3, 4, and 2. 
 
 
● Applicable By-laws and Guidelines: 
 
CD-1 By-law 612 (enacted June 23, 2015) – The CD-1 By-law sets limits to building height and 
density for this particular sub-area, as well as delineate urban design requirements of the proposal, 
including building setbacks and general interfaces between the private and public spaces. 
Furthermore, Design Development Rezoning Conditions were included to address Urban Design 
deficiencies that were identified in the Rezoning application. 
 
Southeast False Creek Public Realm Plan (July 20, 2006) – The SEFC Public Realm Plan outlines the 
requirements for a specialized treatment of the public realm, evoking the cultural history of the area 
as well as the sustainability features within the neighbourhood. Specialized paving treatment, street 
furniture, lighting standards and historical references are expected to be incorporated within the 
public realm treatment of this CD-1 area. 
 
Southeast False Creek Private Lands – Public Realm Enrichment Guidelines – The SEFC Private Lands 
- Public Realm Enrichment Guidelines further outline the public realm requirements to the Private 
Lands within SEFC (outside of the Athlete’s Village). Historical references to the area through public 
art or the provision of historical artifacts are required, as well as customized street furniture and 
paving patterns. 
 
Southeast False Creek Design Guidelines for Additional Penthouse Storeys (July 20, 2010) – 
Following the development of the Olympic Village in 2010, Council recognized an opportunity for the 
developers of the privately owned lands within SEFC to contribute further towards public benefits (e.g. 
Housing affordability, heritage), and directed staff to develop a policy approach for increases in 
building height. The resulting policy supports up to two additional partial penthouse storeys, and 
commensurate density, on buildings in certain areas within SEFC. These additional storeys are subject 
to urban design analysis to ensure a minimization of impact on the public and private realms. 
 
Southeast False Creek Official Development Plan (SEFC ODP) – The SEFC ODP envisioned the 
transformation of underutilized industrial waterfront land into a high-density, predominantly 
residential neighbourhood, demonstrating the City’s ability to move significantly towards more 
sustainable development practices. It seeks to encourage vitality, livability, diversity, and cultural 
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richness in a manner that respects the history and context of the area. 
 
Southeast False Creek Green Building Strategy (adopted July 2004 and amended July 2008) – This 
policy provides a green building strategy for Southeast False Creek, requiring the achievement of a 
minimum baseline of environmental performance in all facets of building design and construction. This 
strategy applies to all medium and high density residential, mixed-use, commercial, institutional, and 
industrial developments in SEFC. This includes connectivity to the existing Neighbourhood Energy 
Utility and a sustainability strategy that will demonstrate how the project will earn LEED Gold 
certification. 
 
High-Density Housing for Families with Children Guidelines - These guidelines apply for any 
development that proposes a density that is 75 dwelling units per hectare or higher. The guidelines 
describe the recommended design of child-friendly areas, including indoor and outdoor amenity spaces 
and outdoor play areas. 
 
 
● Response to Applicable By-laws and Guidelines: 
 
CD-1 By-law 612 
 
The application generally meets the requirements of this by-law, except as noted in the Technical 
Analysis and Standard Conditions in Appendix A. 
 
Southeast False Creek Public Realm Plan, and 
Southeast False Creek Private Lands – Public Realm Enrichment Guidelines 
 
This application is substantially consistent with the Southeast False Creek Public Realm Plan and 
Guidelines. The “Railyard” cultural history and historical shorelines of the site are reflected by and 
marked by paving treatment.  Street furniture and lighting recall the industrial past. Native plant 
species, metal rails and rail yard remnants are some of the character defining elements used. 
 
Southeast False Creek Official Development Plan (SEFC ODP), and 
Southeast False Creek Design Guidelines for Additional Penthouse Storeys 
 
This application is substantially consistent with the form of development proposed at rezoning, which 
the rezoning report noted was generally in conformance with the ODP and Penthouse guidelines. For 
example, the penthouse areas are set back from the levels below by between 6 and 29 ft., which can 
be seen at level 13 of Building 3 and level 11 of building 4. However, as some rooftop open space has 
been reduced in this application, staff recommend an offsetting improvement to the remaining open 
spaces (see Condition 1.5). 
 
Southeast False Creek Green Building Strategy 
 
This policy is addressed within the Response to Rezoning Condition section for item A. (b) 6. 
 
High-Density Housing for Families with Children Guidelines 
 
This policy is addressed in the Housing Policy & Projects section. 
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● Response to Applicable Design Development Rezoning Conditions: 
 
Rezoning Condition A.(b)5: Design development to the proposed building setbacks from property  
    lines to conform with setbacks listed in the 3A/3B Design guidelines, in  
    order to support sufficient area for private patios, private porches,  
    private overhead balconies, public sidewalks, enhanced landscape  
    treatments and other urban design considerations. That the proposed  
    semi-private courtyards of Buildings 2 and 5 be redesigned to be fully  
    accessible by the public, and visibly welcoming from the public   
    sidewalk. 
 
Applicant Response:  Building setbacks for Buildings 3 and 4 conform to those listed in Design 
    Guidelines. (Courtyard extends off of Railspur Mews and is open to the  
    public and noted as part of DE application for Building 2). 
 
Staff Assessment:  Building setbacks are noted in the Design guidelines in Section 3.2, and 

include the provision of a minimum 8 ft. setback from the curved west 
property line for patios and landscaping on private property to enhance 
the public realm, and a 3.3 ft. setback from the new north-south street 
(Pullman Porter Street). The application meets these requirements. 
However, a public sidewalk, landscaping buffer and access pathways to 
private patios are proposed to be located on the future East Park 
property, rather than within the building setback as required in the 
rezoning condition. 

 
While this location has been accepted in this case from an urban design 
perspective for Building 3 and 4 (subject to agreements), it does 
constrain the future design of the East Park, and staff recommend that 
Building 5 be designed to avoid reliance on Park space. Condition 1.1 is 
recommended to deal with the property and building code implications 
of the proposed design for Buildings 3 and 4. 

 
 
 
Rezoning Condition A.(b)6: Identification on the plans and elevations of the built elements 
    contributing to the building’s sustainability performance in achieving  
    LEED® Gold, including a minimum of 63 points in the LEED® rating  
    system, and, specifically, a minimum of 6 points under Optimize Energy 
    Performance. 
 
    Note to applicant: Provide a LEED® checklist confirming the above and  
    a detailed written description of how the above-noted points have been 
    achieved with reference to specific building features in the   
    development, and notation of the features on the plans and elevations. 
    The checklist and description should be incorporated into the drawing  
    set. Registration and application for certification of the project are  
    also required under the policy. 
 
Applicant Response:  See LEED checklist that is part of Buildings 3 and 4 Development Permit 
    submission. 
 
Staff Assessment:  The application does not include information on the plans, but does 

provide the checklist listed in the Note on sheet A1-5. Confirmation of 
the green building measures is recommended in Condition 1.6. 
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The application also includes a wide-ranging sustainable strategy 
narrative addressing the separate policy for sustainable larger 
developments. Confirmation of the sustainable measures under this 
policy is recommended in Condition 1.7. 

 
This report also considers the advice of the Urban Design Panel (pg. 10), in response to which staff 
recommend further design development to the exterior façade and to the space between Buildings 3 
and 4 (see Conditions 1.2 to 1.3). 
 
 
● Conclusion: The application generally meets the relevant policies and the measures established at 
rezoning. Staff recommend support, subject to the conditions noted. 
 
 
URBAN DESIGN PANEL 
 
The Urban Design Panel reviewed this application on October 21, 2015, and provided the following 
comments: 
 
EVALUATION:  SUPPORT (6-1) 
 
 Introduction: Sailen Black, Development Planner, started by mentioning that in 2014 Council 

rezoned a set of properties to allow 624,525 sq. ft. of residential development in five separate 
buildings. These included a 104,925 sq. ft. non-market affordable housing building and daycare in 
Building 1. The plan also includes two new roads and a new public space, Railspur Mews, which 
follows the historic railway tracks. 

 
Buildings 1 and 2 have been reviewed already, and Building 5 will be seen in the future. The 
current proposal being reviewed is for Buildings 3 and 4.     
 
All of the buildings were seen at the rezoning stage by the Urban Design Panel in October 2013, and 
some items were noted as needing improvement. These included: 

 
 Design development to improve the architectural expression; 
 Design development to improve how the project relates to the urban scale; 
 Consider a more subtle interpretation of the rail yard context. 

 
The following policies apply to the area: 

 
CD-1 By-law – noted above 
 
Southeast False Creek Public Realm Plan  
 
Specialized treatment of the public realm, evoking the cultural history of the area as well as the 
sustainability features within the neighbourhood 

 
 paving treatment, street furniture, lighting standards and historical references  

 
Southeast False Creek Private Lands – Enrichment Guidelines  

  
 references to the area through public art or the provision of historical artifacts are required, as 

well as customized street furniture and paving patterns 
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Southeast False Creek Green Building Strategy 
 

 sustainability strategy includes LEED Gold certification 
 

High-Density Housing for Families with Children Guidelines  
 

 provision of child-friendly areas, including indoor and outdoor amenity spaces, outdoor play 
areas 

 
The proposal is a complete development permit application which includes two new multiple 
dwellings at 14 and 12-storeys over a common parkade structure linked to Building 2. Multiple 
pedestrian connections around and through site exist, including between Buildings 3 and 4. Outdoor 
patios and doorways proposed along Park edge which helps to animate the open space. A loading 
bay was originally proposed on Pullman Street, but is now proposed in the pedestrian open space 
between buildings. 
 
Advice from the Panel on this application was sought on the following: 

 
1. Quality of the public realm interface, including the Park edge and the public pathway between 

buildings 
2. Resolution of architectural character in response to the different geometries and conditions on 

each of the four sides, including the curve of the Park 
3. Detailed architectural and landscape design of the other elements 

 
 

 Applicant’s Introductory Comments:  The applicant team noted that there is a reductionist 
approach to the project. The precinct and park have been re-designed to enhance them. One 
objective was to increase the size of park and open the views to the Telus World of Science. This 
would make a better link with the surrounding lands and create a more passive park.  
 
An enclave of buildings has been designed with a hierarchy of building expressions to create a 
better sense of place. The essence of curvature has been played up line how the buildings have 
been lined up. Foreground buildings are calm and reflective, and the horizontal expression will 
make these buildings stand out. 
 
The terraces at the ground are pulled back to create a good public/private interface, and there is 
an arching expression of the entrance canopies which is meant to reflect the arch of the park. 
Generous balconies allow for natural light to be brought into the vertical and horizontal 
expressions of the building. Overall these buildings mean to create a calm and meaningful 
expression. 
 
In terms of materials the base is stone sheet, the centre is concrete and the townhouses are dark 
stone. 

 
Although there is limited space on the ground floor, it aims to celebrate the two shore-lines. There 
are also a lot of industrial things on the ground plane with expressed metal and a utilitarian look to 
reference the rail yards.  
 
There is urban agriculture and a kid’s play area on the upper deck. The amenities are shared across 
the buildings, and include a lot of vegetative cover. 
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 Panel’s Consensus on Key Aspects Needing Improvement:   
 

 The building expression needs to be more cohesive and calmed. - The middle is good, but the 
top and bottom need work. 

 The top could have more delight. 
 The base material is out of sync with the ‘floating’ aspect of the building; revise the materials 

to be more in keeping with marine location. 
 The central piece of the landscape should be a place to anchor the site better, and could have 

better connection with interior spaces – currently just a path. 
 The trellis piece seems stuck on and doesn’t relate – possibly mark the passage with art or 

something else to celebrate the entries architecturally. 
 Step the slab on the private property to facilitate tree growth. 
 Change the balcony projections at the end of the building as they ruin curves. 
 Solve thermal bridging issues. 
 The glass on top of the horizontal railings matters in its detailing and needs to be done well. 
 

 Related Commentary: The panel thanked the applicant for their presentation, and noted that the 
building is visually appealing. 

 
ARCHITECTURE OF BUILDING: 
While some panel members thought that the building was too busy and some thought it was too 
calm, all agreed that it does not do enough to reference the nautical theme which it purports to 
embody. Currently the buildings having a form with a ‘stern’ and ‘bow’ are the only reference to 
the ship theme. Another curved element at the first level would help to give a hint as to what 
these buildings are about.  
 
At the top of the building the geometry of the penthouse is too foreign. Use the deck edge to 
connect the two geometries better. The nautical theme could be strengthened by using a slightly 
different treatment for the penthouse to create a ‘wheelhouse’ on top. 
 
The punch-opening façade looks weak; if the glassy façade on the north building could be brought 
to the south building at the courtyard it would add a transparency and lightness to the area. The 
west façade would be more successful if it was less notched and more continuous. The entrance 
needs design development as the trellis elements do not relate to the rest of the building. 
 
The materiality seems expected, and could also do more to harken more to the nautical theme. 
One panellist felt that the stone should not look slick and manufactured. It should also carry up the 
building and not just stop at the base. 
 
The shared amenity spaces work well together. However, there are no washrooms associated with 
the amenities on the lower floor. The amenities on the upper levels could also use some more 
covered outdoor space. 
 
LANDSCAPE: 
There is rail on one side and shoreline on the other and these seem to clash a bit. The public realm 
interface could be improved by taking a position on what the reference is.  
 
The townhouses on the ground floor work well, but the applicants are encouraged to add a regular 
line of strong trees on that side. There is a lot of activation and integration around the buildings, 
and the pathway connection might be better as a courtyard pushed out beyond the path. 
Something is needed to punctuate the space and provide a better connection with the interiors. 
Marking the path with art rather than just the canopy might be better. 
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SUSTAINABILITY: 
The balconies are very thin and do little to minimize the thermal break. More work is needed to 
solve the thermal bridge issues. 

 
 Applicant’s Response:  The applicant team thanked the panel for their positive comments and 

noted that they will do their best to incorporate them into the project. While the two shore-lines 
shown are a requirement of the public realm, the comments about the sentry elements and the 
potential for a ‘wheelhouse’ were appreciated. 

 
 
ENGINEERING SERVICES 
 
The recommendations of Engineering Services are contained in the prior-to conditions noted in 
Appendix A attached to this report. 
 
 
CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED) 
 
Staff recommendations are contained in the prior-to conditions noted in Appendix A. 
 
 
HOUSING POLICY & PROJECTS  
 

The proposed 12 and 14-storey buildings on this site, include 110 units with two or more bedrooms (62% 
of total units comprised of 106, 2-bedroom units and 4, 3-bedroom units) which may be suitable for 
families with children.  The High Density Housing for Families with Children Guidelines are applicable 
to this site.  Consistent with the guidelines, multi-purpose amenity rooms with accessible washroom, 
kitchenette and storage closet is planned for level 13 of Building 3 and level 11 of Building 4. Further 
common indoor amenity space in the form of a ground floor gym (Building 3) and lounge (Building 4) is 
also planned. 

Consistent with the guidelines, the indoor amenity rooms are each adjacent to a common outdoor 
amenity patio.  The outdoor amenity area on level 13 of Building 3 includes urban agriculture as well as 
a children’s play area with play hut and balancing logs which allows for a range for creative and motor-
skills developing play activity for a range of ages.   
 
Confirmation is needed that the common amenity spaces in each building, particularly the children’s 
play area in Building 3 is accessible to residents of both buildings (see Standard Condition A.1.22) 
 
 
URBAN AGRICULTURE 
 
The City of Vancouver Food Policy identifies environmental and social benefits associated with urban 
agriculture and seeks to encourage opportunities to grow food in the city. The "Urban Agriculture 
Guidelines for the Private Realm" encourage edible landscaping and shared gardening opportunities in 
new developments.  Consistent with these guidelines, plans for Level 11 of Building 4 and level 13 of 
Building 3 include accessible urban agriculture plots and the supporting infrastructure for urban 
agricultural activity, compost bin, a potting bench and a hose bib.  Design development is needed to 
ensure the hose bib location is convenient and accessible to the common garden plots and to confirm 
that tool storage will be accommodated within the planned “custom benches” (see Standard Condition 
A.1.23). 
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PARK BOARD 
 
The park, currently referred to as East Park, will be designed through a Park Board led process. A 
thorough public engagement process involving neighbourhood residents in the programming and design 
of the park is anticipated to occur later in 2018. The park design will be finalized in response to the 
public input.  
 
Development adjacent to park space is required to provide space for private patios, porches, balconies, 
public sidewalk, transitional landscape treatment, and access pathways on the development site. For 
future development sites adjacent to East Park, sufficient building setbacks are therefore required to 
ensure these elements are located on private property.  
 
 
PROCESSING CENTRE – BUILDING 
 
This Development Application submission has not been fully reviewed for compliance with the Building 
By-law.  The applicant is responsible for ensuring that the design of the building meets the Building By-
law requirements.  The options available to assure Building By-law compliance at an early stage of 
development should be considered by the applicant in consultation with Processing Centre-Building 
staff. 
 
To ensure that the project does not conflict in any substantial manner with the Building By-law, the 
designer should know and take into account, at the Development Application stage, the Building By-law 
requirements which may affect the building design and internal layout.  These would generally include:  
spatial separation, fire separation, exiting, access for physically disabled persons, type of construction 
materials used, fire fighting access and energy utilization requirements. 
 
Further comments regarding Building By-law requirements are contained in Appendix C attached to this 
report 
 
 
NOTIFICATION 
 
A site sign was placed on site and installation verified on October 16, 2015. On October 15, 2015, 1,108 
notification postcards were sent to neighbouring property owners advising them of the application, and 
offering additional information on the city’s website. At the time of this report no responses were 
received. 
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATIONS 
 
The following is a list of conditions that must also be met prior to issuance of the Development Permit. 
 
A.1 Standard Conditions 
 
A.1.1 the proposed form of development can and does become approved by City Council; 

 
A.1.2 compliance with the number of parking spaces in accordance with the Parking By-law, to the 

 satisfaction of the General Manager of Engineering Services; 
  
 Note to Applicant:  Parking spaces are to not exceed the maximum permitted per the  Parking 
 By-law.  Section 4.5A.1 of the Parking Bylaw permits a maximum of 235 parking spaces for 
 Building 3 and 4.  This number includes any Visitor/Disability spaces. 
 

A.1.3 removal of off-street parking information from the plans not part of this application; 
 
 Note to Applicant: Parking calculations for Building 2 were reviewed during the 
 development permit applications for that building. Stall lines and parking counts are to be 
 removed and parking areas should be noted as “Not part of this application”. It is the 
 applicant’s responsibility to ensure compliance with the parking by-law for Building 2. 
 

A.1.4 provision of detailed floor and roof elevations for each floor and roof level in the 
 building, as related to the existing grades on site; 
 
 Note to Applicant:  Top of guard/parapet and top of elevator shaft parapet to be 
 provided on elevation plans. 
 

A.1.5 provision of building grades and existing/finished elevations on site plan; 
 
A.1.6 compliance with the “Bulk Storage – Residential Developments” Bulletin; 

 
 Note to Applicant:  A storage room must be accessed from a common area or hallway within 

the dwelling unit. (See TH-1, level 2, Building 3 and TH-7, level 2, Building 4;) 
 

A.1.7 update floor area and parking numbers in the statistics table on A-03; 
 
 Note to Applicant:  Floor area numbers do not match the overlays.  Parking numbers need to 

be updated. 
 

A.1.8 provision of an FSR overlay to show roof deck and open balcony areas; 
 

 Note to Applicant:  The overlay must distinguish the different areas sought as exclusions. 
 

A.1.9 an acoustical consultant's report shall be submitted which assesses noise impacts on the 
 site and recommends noise mitigation measures in order to achieve noise criteria; 
 

A.1.10 written confirmation shall be submitted by the applicant that: 
 
 •  the acoustical measures will be incorporated into the final design and construction, based on 
     the consultant's recommendations; and 
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 •  mechanical (ventilators, generators, compactors and exhaust systems) will be   
     designed and located to minimize the noise impact on the neighbourhood and   
     to comply with Noise By-law #6555; 
 

A.1.11 design development to locate, integrate and fully screen any emergency generator, exhaust or 
 intake ventilation, electrical substation and gas meters in a manner that minimizes their visual 
 and acoustic impacts on the building’s open space and the Public Realm; 

 
Crime Prevention Through Environmental Design (CPTED) 
 
A.1.12 design development to take into consideration the principles of CPTED, having particular 

regard for reducing opportunities for: 
 

i) theft in the underground parking 
ii) residential break and enter 
iii) mail theft 
iv) mischief in alcoves and vandalism, such as graffiti 

 
Landscape 
 
A.1.13 design development to provide outdoor spaces that are flush with the existing grades, creating 

a seamless landscape without the reliance on raised planters; 
 
 Note to Applicant: This will require deeper excavation of the parkade. 

 
A.1.14 provision of maximized tree growing medium and planting depths for tree and shrub planters to 

ensure long term viability of the landscape. 
 
 Note to Applicant: Underground parking slabs and retaining walls may need to be altered, 

sloped or lowered to provide adequate depth and continuous soil volumes. Growing mediums 
and planting depths for larger trees should be minimum 36”. For trees planted along Pullman 
Porter Lane where no Engineering infrastructure conflicts, Silva Cells should be extended under 
sidewalk. 
 

A.1.15 design development to improve sustainability by the provision of edible plants, in addition to 
urban agriculture plots; 

 
 Note to Applicant: Edible plants can be used as ornamentals as part of the landscape design. 

Shared gardening areas should reference and be designed to adhere to Council’s Urban 
Agriculture Guidelines for the Private Realm and should provide maximum solar exposure, 
universal accessibility and provided with amenities such as, raised beds, water for irrigation, 
potting bench, tool storage and composting 

 
A.1.16 provision of section details at a minimum scale of 1/4"=1'-0" scale to illustrate typical proposed 

landscape elements including paving, furnishings, historical features, planters on structures, 
benches, fences, gates, arbours and trellises, and other features; 

 
 Note to Applicant: Details should confirm adherence to the SEFC Public Realm Enrichment 

Guide and Public Realm Plan. Planter section details must confirm depth of proposed planting 
on structures is deep enough to accommodate rootballs of proposed trees well into the future. 
Planting details should confirm the use of soil cells or structural soil for tree plantings on grade 
(see Standard Engineering Condition A.2.6). 

 
A.1.17 provision of sections (1/4”=1’ or 1:50) illustrating the buildings to public realm interface facing 

the street, confirming a delineated private to public transition of spaces.                                                          
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Note to Applicant: The section should include the building façade, as well as any steps, 
retaining walls, guardrails, fences and planters. The location of the underground parking slab 
should be included in the section. 
 

A.1.18 coordination of new proposed street trees with Engineering and Park Board and the addition of 
the standard note regarding street trees: “Final species, quantity and  spacing to the approval 
of City Engineer and the Park Board. Contact Eileen Curran (604-871-6131) of Engineering 
Streets Division regarding street tree spacing and quantity. Contact Cabot Lyford (604-257-
8587) of Park Board regarding tree species.”(see Standard Engineering Condition A.2.6); 
 

A.1.19 provision of a high-efficiency automatic irrigation system for all planters on parkade slab and 
minimum of hose bibs to be provided for landscape on grade; 

 
A.1.20 provision of a landscape lighting plan; 

 
Note to Applicant: Lighting details can be added to the landscape drawings; all existing light 
poles should be shown. 
 

A.1.21 provision of a trellis and vines over the underground garage access ramp; 
 

 
Housing Policy and Projects 
 

A.1.22 confirmation that the common amenity spaces in each building, particularly the children’s play 
area in Buildings 3 is accessible to residents of both buildings; and         

 
A.1.23 design development to the urban agriculture areas on level 11 of Building 4  and level 13 of 

Building 3 to ensure the hosebib location is convenient and accessible to the common garden 
plots and to confirm that tool storage will be accommodated within the custom benches noted. 

 
 
A.2 Standard Engineering Conditions 
 
A.2.1 approval by the City Engineer of any above-grade portion of the development within the East 

 Park Walkway Statutory Right of Way area (see CA4573659-62); 
 

A.2.2 modification, prior to occupancy, of the East Park Walkway Statutory Right of Way Agreement 
(CA4573659-62) to accommodate the proposed loading space. A topographic survey of the 
Statutory Right of Way area is also required prior to occupancy; 

 
A.2.3 arrangements to the satisfaction of the General Manager of Engineering Services and the 

 Director of Legal Services for the release of the master no-development covenant registered as 
 CA4467768; 

 
A.2.4 arrangements to the satisfaction of the General Manager of Engineering Services and the 

Director of Legal Services for the release of Statutory Right of Way Agreement BB1319675 and 
Covenant BB13119676 (for NEU; the area defined on Plan EPP11215 is now Road); 

 
A.2.5 provision of final building grades and corresponding design elevations at all entries;  

 
A.2.6 provision of a streetscape design plan to the satisfaction of the General Manager of Engineering 

Services and the Director of Planning, in keeping with the Southeast False Creek Public Realm 
Enhancement Guidelines; 
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Note to Applicant: A separate application to the General Manager of Engineering Services 
noting the following is required; 

 
 Provision of protected bike lanes, concrete sidewalks and boulevards on East 1st Avenue as 

per the City’s approved geometric design. 
 

 Provision of sodded lawn and street trees in the boulevard between the sidewalk and the 
protected bike lane, and exposed aggregate concrete and trees in grates in the boulevard 
between the travel lane and the protected bike lane on East 1st Avenue.  Coordination of 
the landscape plans and sections for 1st Avenue. 

 
 Provision of a 2.4 m broom finish cast in place concrete sidewalk with saw cut joints on 

East 1st Avenue. 
 

Note to Applicant: All CIP sidewalks and walkways in the public realm shall have broom 
finish and saw cut joints and the materials legend is to be updated to reflect this. 

 
 Provision of curb ramps with score lines in the direction of travel as per the City of 

Vancouver Street Restoration Manual. 
 

 Provision of a planter wall of a maximum height of 24” measured from the sidewalk to the 
top of the wall along the sidewalk on Pullman Porter Street to match the east side of the 
street.   

 
Note to Applicant: The applicant has proposed a 3’-7” high wall on drawing L2.1 which 
given the limited sidewalk space will make walking along the street uncomfortable. 

 
 Provision of planting along Pullman Porter Street to match the east side.   

 
Note to Applicant: This information forms part of this DE and must be included on the 
landscape plans.  All plants in the boulevards on Pullman Porter Street should grow to a 
maximum mature height of 2’-0” when measured from the adjacent sidewalk and not 
encroach onto the sidewalk. 

 
 Provision of all plant material proposed in the public realm along the streets, pedestrian 

walkway and the East Park that meet the planting specifications outlined in the 2009 
Southeast False Creek Private Lands Public Realm Enrichment Guide.   

 
Note to Applicant: Rhododendron, azalea and other plant material not specified in the 
Guide are not acceptable.  

 
 Remove the note on drawing L-1.2 that indicates 3 bike racks located in the landscaped 

area near the intersection of Pullman Porter Street and the pedestrian walkway, north of 
the loading bay. 

 
 Provision of plant material behind the benches proposed on East 1st Avenue that will not 

grow to 8 feet tall and encroach onto the benches. 
 
A.2.7 compliance with the Parking and Loading Design Supplement to the satisfaction of the General 

Manager of Engineering Services;  
 

Note to Applicant: The following items are required to meet provisions of the Parking By-law 
and the Parking and Loading Design Supplement. 
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 Provision of design elevations on both sides of the parking ramp at all breakpoints, both 

sides of the loading bay, and at all entrances. 
 
Note to Applicant: Show design elevations for the ramp connections to Building 2 on P1 
and P2 to confirm the slopes shown.  

 
 Provision of an improved plan showing the required maneuvering for the largest vehicle to 

access the Class B loading spaces. 
 
Note to Applicant: This is required to confirm that the required maneuvering is being 
provided in one movement.  

 
 Provision of automatic door openers on the doors providing access to the bicycle room(s) 

and note on plans. 
 

 Provision of an improved plan showing the access route from the Class A bicycle spaces to 
reach the outside. 

 
Note to Applicant: The route must be 'stairs free' and confirm the use of the parking ramp, 
if required.   
 

 Provision of a section drawing between gridlines PJ and PK showing elevations, vertical 
clearance, and security gates for the parking ramp connection to Building 2. 
 
Note to Applicant: 2.3 m (7.5’) of vertical clearance is required for the disability stall 
access and should be noted on plans. 
 

 Provision of a minimum 36" centre to centre spacing between individual Class B bicycle 
racks and between a bike rack and any adjacent wall or obstruction in order to 
accommodate two bicycles on each rack in accordance with the Bicycle Parking Guidelines, 
2nd Edition (2010) published by the Association of Pedestrian and Bicycle Professionals 
(apbp). 
 

 Extend canopy or relocate Class B bicycle spaces to be undercover. 
 

Note to Applicant: The following was a condition from the rezoning. Provision of Class B 
bicycle parking to be located close to the doors, undercover, and clearly visible from inside 
the building and from the street. 

 
Please contact Dave Kim of the Neighbourhood Parking and Transportation Branch at 604-871-
6279 for more information or refer to the Parking and Loading Design Guidelines at the 
following link: 
(http://vancouver.ca/home-property-development/parking-policies-guidelines.aspx) 

 
 

A.2.8 arrangements to the satisfaction of the General Manager of Engineering Services and Director 
of Legal Services for a Statutory Right of Way over the NEU room and the NEU piping which will 
run from the building entry point to the NEU room; 
 

A.2.9 provision of a dedicated NEU room for housing the energy transfer station to the satisfaction of 
the General Manager of Engineering Services; 
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Note to Applicant: The room must be located on the P1 level and in close proximity to the 
existing NEU distribution piping installed to service this site. The current “NEU Room” location 
shown at the south east corner of the site is acceptable, although a 6 foot wide access door is 
preferred. 
 

A.2.10 provision of dedicated space for the installation of NEU distribution piping from the NEU 
service entry point to the NEU room to the satisfaction of the General Manager of Engineering 
Services; and 
  
Note to Applicant: The NEU distribution piping will be installed by the City.  Its routing will be 
to the satisfaction of the General Manager of Engineering Services; the applicant is to submit 
design drawings for approval which clearly indicate a reasonable, available pipe route, 
suspended from the ceiling of the P1 level.  The piping requires an unimpeded 1.0 m wide 
space provision.  
 

A.2.11 clarify garbage pick-up operations. Confirmation that a waste hauler can access and pick up 
from the location shown is required. Pick up operations should not require the use of public 
property for storage, pick up or return of bins to the storage location. 
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B.1 Standard Notes to Applicant 
 
B.1.1 The applicant is advised to note the comments of the Processing Centre-Building, Vancouver 

Coastal Health Authority and Fire and Rescue Services Departments contained in the Staff 
Committee Report dated December 16, 2015. Further, confirmation that these comments have 
been acknowledged and understood, is required to be submitted in writing as part of the 
“prior-to” response. 

 
B.1.2 It should be noted that if conditions 1.0 and 2.0 have not been complied with on or before July 

11, 2016 this Development Application shall be deemed to be refused, unless the date for 
compliance is first extended by the Director of Planning. 

 
B.1.3 This approval is subject to any change in the Official Development Plan and the Zoning and 

Development Bylaw or other regulations affecting the development that occurs before the 
permit is issuable.  No permit that contravenes the bylaw or regulations can be issued. 

 
B.1.4 Revised drawings will not be accepted unless they fulfill all conditions noted above.  Further, 

written explanation describing point-by-point how conditions have been met, must accompany 
revised drawings.  An appointment should be made with the Project Facilitator when the 
revised drawings are ready for submission. 

 
B.1.5 A new development application will be required for any significant changes other than those 

required by the above-noted conditions. 
 
 
B.2 Conditions of Development Permit: 
 
B.2.1 All approved off-street vehicle parking, loading and unloading spaces, and bicycle parking 

spaces shall be provided in accordance with the relevant requirements of the Parking By-law 
prior to the issuance of any required occupancy permit or any use or occupancy of the 
proposed development not requiring an occupancy permit and thereafter permanently 
maintained in good condition. 

 
B.2.2 All landscaping and treatment of the open portions of the site shall be completed in 

accordance with the approved drawings prior to the issuance of any required occupancy permit 
or any use or occupancy of the proposed development not requiring an occupancy permit and 
thereafter permanently maintained in good condition. 

 
B.2.3 Detailed design of the HVAC and mechanical heating system including any provisions for waste 

heat recovery and reuse must be reviewed and approved by the General Manager of 
Engineering Services prior to issuance of building permit. 
 
Note to Applicant: The applicant shall refer to the Energy Utility System By-law (9552) and 
NEU Developer Document (2014) for specific design requirements, which include provisions 
related to the location of the mechanical room(s), centralization of mechanical equipment, 
pumping and control strategy, and other hydronic heating and domestic hot water system 
minimum requirements. The applicant is encouraged to work closely with Staff to ensure 
adequate provisions for NEU compatibility are provided for in the mechanical design.   
 

B.2.4 Any phasing of the development, other than that specifically approved, that results in an 
interruption of continuous construction to completion of the development, will require 
application to amend the development to determine the interim treatment of the incomplete 
portions of the site to ensure that the phased development functions are as set out in the 
approved plans, all to the satisfaction of the Director of Planning. 
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B.2.5 The issuance of this permit does not warrant compliance with the relevant provisions of the 
Provincial Health and Community Care and Assisted Living Acts.  The owner is responsible for 
obtaining any approvals required under the Health Acts.  For more information on required 
approvals and how to obtain these, please contact Vancouver Coastal Health at 604-675-3800 
or visit their offices located on the 12th floor of 601 West Broadway.  Should compliance with 
the health Acts necessitate changes to this permit and/or approved plans, the owner is 
responsible for obtaining approval for the changes prior to commencement of any work under 
this permit.  Additional fees may be required to change the plans. 
 

B.2.6 A flood plain covenant must be entered into prior to issuance of the building permit. 
 

B.2.7 A topographic survey must be provided confirming that the works are located within the area 
defined on Statutory Right of Way Plan EPP46206 prior to issuance of the occupancy permit. 
 

B.2.8 The owner must complete construction of the rental building on the city-owned Lot 355 prior 
to issuance of an occupancy permit. 

 
B.2.9 This site is affected by a Development Cost Levy By-law and levies will be required to be 

paid prior to issuance of Building Permits.
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Processing Centre – Building Comments 
 
The following comments are based on the architectural drawings dated August 31, 2015 that have been 
submitted for Development Application DE419622. This is a cursory review in order to identify issues 
which do not comply with the 2014 Vancouver Building By-law #10908 (VBBL).            
 
1. The high building provisions of Subsection 3.2.6. are applicable.   

           
2. The adaptable housing requirements of 3.8.5. are applicable to all dwelling units in the 

building.  The requirements of 3.8.2.27.(4) are in addition to 3.8.5.  
       
3. Demonstration of compliance with ASHRAE 90.1-2010 will be required at the Building Permit 

stage.    
 
4. Egress/ exit from the visitor and residential portion of the parkade to be reviewed with respect to 

security requirements. It appears that visitor portion is provided with access to one exit only.       
 

5. Buildings 3 and 4 are proposed to be in construction in the vicinity of the west and north property 
lines facing the adjacent parkland. The current amount of unprotected openings exceeds the 
maximum unprotected openings permitted by the VBBL. Legal agreements (i.e. no build covenants) 
are typically not in general acceptable in lieu of engineering solutions.  In this case, an alternative 
solution using a covenant and easement agreement would be acceptable. 

 
6. Two-level dwellings are proposed to be located on the 1st and 2nd storey. The proposed egress/ 

exit arrangement (egress doors to the public corridor  provided on the lower level only) does not 
meet requirements of VBBL for egress from 2-level dwellings.  

 
7. Addressing, floor level and suite numbering shell comply to the requirements of Bulletin 2015-005-

BU (revised October 20, 2015) 
 
The applicant may wish to retain the services of a qualified Building Code consultant in case of 
difficulty in comprehending the comments and their potential impact on the proposal.  Failure to 
address these issues may jeopardize the ability to obtain a Building Permit or delay the issuance of a 
Building Permit for the proposal.                                    
                                                                                                                               
Please indicate the address and permit number on the subject of your incoming mails and emails to the 
City of Vancouver.                   
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