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If loading bays are full, 
please load from the P1 level 
of TELUS garden office. 

No loading from laneway.
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August 27, 2018 

Dear: Ms. Mabberley 
West Bank 
601 – 1067 West Cordova St. 
Vancouver, BC. V6C 1C7 

RE: TELUS Garden Laneway, Loading Bay Conversion 
DP-2017-00387 – 510 West Georgia St. 
DP-2017-00388 – 777 Richards St. 
DP-2017-00433 – 768 Seymour St. 

Thank you for providing the revised drawings in response to the development permit application(s) 
prior-to conditions, received May 24, 2018. While the revised drawings adequately responded to some 
of conditions outlined in that letter, several were not satisfactorily addressed. 

A meeting, amongst the City and Applicant, has been scheduled on Thursday September 6th to review 
the prior-to responses (PTR) and new conditions established, based on the City’s review of the PTR, 
August 13, 2018. 

This is not a formal response letter to the PTR, but a summary of the pending items to be satisfied. 
Following the outcome of the meeting and Applicant’s ability to demonstrate how they have satisfied 
the below conditions, they may be amended and formally issued as the City’s response to the PTR. 

Regards, 
Jaime Lynn Borsa 
Project Facilitator II 
Development, Building & Licensing 
City of Vancouver 

Prior-to-response City Review August 13, 2018 
Applicant Team’s response (September 12, 2018) 

1.0 Parking Management Branch, Engineering Services Comments: 

Applicable to DP-2017-00387, 00388 & 00433; 

1.1 Provision of an agreement for the assessment of lane use fees is required for any future 
conversions approved; 

Applicant will arrange. 

City of Vancouver 
453 West 12th Avenue 
Vancouver, British Columbia V5Y 1V4 Canada 
tel: 3-1-1, Outside Vancouver 604.873.7000 fax: n/a 
website: vancouver.ca 
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Note to Applicant and PDS: This is to ensure that any existing or proposed loading 
management measures remain in place for the life of the building. 

1.2 Provision of additional detailed feedback on the proposal and documentation is required 
prior to Engineering completing their review of this Applicant, as follows: 

For existing operations: 

Note to Applicant: An on-site staff person is indicated to have been in place directing 
smaller vehicles for the TGO to load in the underground Class A spaces at the time of the 
survey: 

1.2.1 Clarify if this condition typical and ongoing today; 
Currently the on-site staff person is not in place, but the applicant is in the 
process of hiring a person to direct loading activities on-site.  A job description 
for the on-site staff person is attached here.  The applicant indicate they are in 
the process of drafting up a job offer and the person will be starting on 
September 17, 2018. 

1.2.2 Was this person only in place from 11am to 3pm as noted in the LMP, or were 
they available throughout the day? 

The applicant indicated the staff person will be on-site from 7:30am to 6pm, 
Monday to Friday.  On weekends the number of deliveries are very low and 
both the TELUS Garden Office and 768 Seymour Security are 24/7. There is 
also a concierge at TELUS Garden residence that help coordinate deliveries. 

1.2.3 What additional strategies are proposed to accommodate the large number of 
smaller vehicles for the TGO and related restaurants that were observed in the 
lane, on Richards and on Georgia throughout the day; 

The small vehicles for TGO will be directed to use the underground loading 
area.  The on-site staff person will be able to do that in the field.  This could 
also be reinforced through messaging to the tenants to relay the message to 
their vendors. 

Regarding restaurant related loading activities in the lane, on Richards, and on 
Georgia, as noted in New Condition 2.7.9 below, loading is permitted in 
commercial laneways.   

As the landlord of the building, the applicant has already reminded the 
restaurant tenant to use the on-site loading facilities, and that they should not 
be loading illegally on Richards and Georgia. 

Attached is a map indicating the locations where Bunt conducted field 
observation in March 2018. 

Reviewing of the field observation data indicated that none of the loading 
activities on Richards were related to the restaurant at TGO.  There are four 
metre parking spaces in front of TGO’s frontage on Richards Street.  All the 
observed activities associated with TGO were related to access to the office 
building and the dental office on the ground floor of TGO fronting Richards 
Street.   
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Purpose 

The Laneway Manager will provide integral support and the strategy and implementation of operations within the TELUS 
Garden Laneway, including but not limited to: 
○ Developing relationships and liaising with Laneway all internal and external key stakeholders for Laneway deliveries
○ Scheduling projected deliveries on a weekly basis for three loading bay areas within the Laneway
○ Being on site to oversee schedule and respond to last minute deliveries or problem solve solutions within the Laneway
○ Supporting and communicating with all key stakeholders during construction to help mitigate challenges involved
○ Providing exceptional day-to-day service to our team members & other key stakeholders
The role reports directly into the Senior Project Manager of the Laneway

Key 
Responsibilities 

○ Be single point of contact for laneway tenants regarding loading dock deliveries
○ Develop strong relationships with laneway key stakeholders and vendors including resolving issues and challenges and

identifying strategic opportunities
○ Provide efficient management of three loading bay areas with extremely high volume of deliveries within tight timeframes
○ Develop and deliver communication strategies to ensure efficient communication surrounding last minute and ongoing

projects, events and other activities in the laneway
○ Provide first level problem resolution and analysis with recommended resolutions in a fast paced environment
○ Providing insights and recommendations to strategic changes or modifications to various projects
○ Supporting laneway events as needed
○ Process improvement & daily work task delivery

Knowledge, 
Skills & 

Attributes 

○ Known as an exceptional communicator, collaborative, innovative and process-improvement focused
○ Regarded as a confident and respectful builder of strong relationships with a diverse range of stakeholders including

vendors
○ Demonstrated strong organizational and administrative skills
○ Recognized for successfully managing multiple, concurrent projects and priorities including risk management and

delivering on commitments
○ Ability to work flexible, extended hours as required by specific tasks and events
○ 3 or more years of coordinator / scheduling and/or administrative experience
○ Demonstrates TELUS values and business objectives
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There were a number of courier and mail delivery vehicles which they typically 
would have their own loading practices and is not something the building 
operator would be able to control.  Finally, the comment regarding loading 
activities that occurred at the passenger loading zone in front Kingston Hotel, 
we note that many of them were loading to the Kingston Hotel itself.   

On Georgia Street, we observed two instances where loading was related to 
the Glowbal restaurant, whereas 9 other vehicles were loading to TGO.  Again 
the building operator could issue a notice to their tenants to remind them of 
the on-site loading facilities of which they could relay to their vendors. 

1.2.4 Provision of the calculations and references for the probability assessment 
indicating a 0.1% chance of 14 loading vehicles; 

Note to Applicant: The Study notes that the overall maximum demand is 19 
loading vehicles and 14 was the peak observation, a concurrent demand of 19 
vehicles would have some probability. 

See below the calculation of the probabilistic arrival of loading trucks.  We 
have increased the number of digits to 3 after “0” to show the probability of 
19 vehicles loading at the same time. 

The calculation is based on the statistical methods outlined in the ITE Traffic 
Engineering Handbook (7th Edition). 

No. Arrival 
Time 

Departure 
Time Duration Vehicle 

Type
Parked Area 

(See Map) Loading Destination Description of 
Truck/Activities Notes

1 8:30 8:39 0:09 SU 3 Telus Office Sysco Waiting for lane @ 1a
2 9:12 9:17 0:05 SU 3 Kingston Hotel Okanagan Spring (Beer) Unload (kegs)
3 9:37 9:39 0:02 step van 3 736 Richards St (Yoga Studio across) Purolator Unload (courier)
4 9:39 9:46 0:07 step van 3 Telus Residential Purolator Unload (courier)
5 9:54 9:55 0:01 van 3 Dental Office Unmarked Unload (courier)
6 9:57 10:05 0:08 van 3 Telus Office Unmarked Unload (amazon)
7 9:50 9:59 0:09 car 3 Telus Office Passenger Car Load (p.u. Wine)
8 10:06 10:35 0:29 van 3 Telus Office Heritage office furnishing movers
9 10:22 10:33 0:11 van 3 Kingston Hotel Certified Folder Display unload (courier)
10 10:59 11:09 0:10 van 3 Telus Office The organic unload
11 11:01 15:39 4:38 car 3 Kingston Hotel Private car Renovators
12 11:06 11:09 0:03 car 3 Dental Office Private car unload
13 11:38 11:43 0:05 step van 3 Kingston Hotel Canada Post parked on Richard St
14 12:54 13:10 0:16 van 3 Telus Office DHC courier / unload & pickup
15 14:11 14:14 0:03 van 3 Kingston Hotel Ronchaz Bakery & Cafe unload / delivery
16 14:15 14:31 0:16 step van 3 To #5, Dental Office UPS pick up & deliver
17 15:08 15:11 0:03 car 3 Dental Office Private car delivery
18 16:37 16:43 0:06 step van 3 Telus Office Purolator courier
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1.2.5 What is the probability of a 19 vehicle demand occurring simultaneously? 

Note to Applicant: Peak loading is referred to as both 14 and 17 vehicles in the 
report. Peak demand overall is further anticipated as 19 vehicles in Table 3.5. 
See table above. 

1.2.6 Provision of details regarding the changes in loading patterns from 2017 to 2018 
that were observed. 

Note to Applicant: The study indicated that on-street loading was reduced but 
not by how much, at what times of the day, or any other patterns of note. 

In 2018, a total of 56 vehicles were observed loading on-street around the block, 
whereas 107 vehicles were observed loading on-street back in 2017.  In terms of 
loading vehicles that are related to TELUS, both the 2018 and 2017 indicated 37 
of the on-street vehicles were loading to TELUS.  We did not see a decrease in 
the 2018 data was partly due to the fact that the bollards at the mid-point of 
the lane was mistakenly left up during the morning of the observation day in 
March 2018.  Nevertheless, it can be seen that loading activities on-street has 
generally been reduced when comparing the two data sets.   

Vehicles Arriving in 26‐minute intervals

Probability of Intervals 

with Stated Number of 

Arrivals

0 0.552%

1 2.869%

2 7.458%

3 12.928%

4 16.806%

5 17.479%

6 15.148%

7 11.253%

8 7.314%

9 4.226%

10 2.198%

11 1.039%

12 0.450%

13 0.180%

14 0.067%

15 0.023%

16 0.008%

17 0.002%

18 0.001%

19 0.000%

Total 100.000%

Average Duration of Loading Vehicle (minutes) 26

Average Arrival Rate (vehicle per minute) 0.2
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1.2.7 Confirm the underground spaces utilized in the TGO building. 

Note to Applicant: The graphs indicate 3 underground spaces utilized compared 
to 6 noted in the text 
It was a graphical error – the maximum number of underground spaces utilized 
should be 6, consistent with what was described in the text. 

1.2.8 Provision of a breakdown of loading vehicles by size, based on the required 
loading space. 

Below is the breakdown of loading vehicles by size 

Vehicle Type Count % 
Single Unit Trucks, Garbage, Recycling 21 14.89% 

Step Van/ Cube Van 23 16.31% 
Car/ Pick-up/Van 97 68.79% 

Total 141 100.00% 

It can be seen that over 68% of the vehicles can be accommodated by Class 
A loading spaces. 

1.3 Confirm solid waste pick up operations are provided on site. Class A loading would no 
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Figure 15 ‐ Loading Activity in TGO Underground Parkade
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longer be adjacent to garbage and recycling. 

The Applicant has not yet made the conversion of the Garbage room at TGO.  
This will be done as part of the DP approval. 

Note to Applicant: Engineering requires additional information for the existing loading 
operations, the loading assessment and the Loading Management Plan prior to supporting 
the proposed Garbage and Recycling room relocated to the mail room. 

1.3.1 Provision of a shared loading agreement with the Telus Garden Office building 
to utilize the Class A loading within the underground parking as proposed in the 
Loading Assessment. 

Applicant to provide. 

1.4 Provision of an updated loading management plan describing measures to enforce and 
encourage utilization of the underground Class A loading spaces in the Telus Garden Office 
building, or the lane where appropriate, and reduce loading on street, including the 
following: 

1.4.1 Examination of security protocols for remaining loading space to accommodate 
access for trucks into the loading space without the need for drivers to exit 
their vehicles. 

On-site personalle to direct traffic as detailed in enclosed job description.

1.4.2 Smaller vehicles will be directed to use the underground loading area at the 
Telus Garden Office, confirm placement of signage or other tools to this 
effect. Placement and example of signage detailed in the attached signage 
plan. and presence of on-site staff to direct loading vehicles. 

1.4.3 Details on loading management procedures, contacts or tools used to facilitate 
the efficient sharing of loading between buildings. 

Applicant to provide evidence of procedures, contacts, or tools being in place. 

1.4.4 Provision of additional information on loading on-site or in the service lane 
showing that challenges with on-street loading have been effectively 
mitigated. 

Not sure what additional information can be provided.  

2.0 New conditions are in response to the Assessment and Loading Management Plan provided: 

2.1 The loading assessment relies on the assumption that loading spaces in different buildings 
are usable by other buildings. For example, that overflow TGR loading could use the 
underground Class A loading. Given the challenges associated with encouraging TGO bound 
vehicles to use the underground TGO loading spaces in place of the street, this assumptions 
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seems inappropriate and is not supportable. 

The signage and management protocols are intended to address the issue and are 
considered appropriate. 

2.2 Provision of alternative accommodation of overflow loading to be provided, noting that this 
is significantly challenged by the proposed removal of loading bays. 

The signage and management protocols are intended to address the issue and are 
considered appropriate. 

2.3 Provision of calculations for probability assessments of the individual blocks indicating the 
likelihood that loading demand will exceed supply. 

The data notes that a significant number of loading events took place for the TRG (about 
50%) on street, and that much of the reason for this was that the bollards in the lane were 
mistakenly left up; therefore, 

During the time observation, the bollards in the lane were mistakenly left up in the 
morning, which was the same time as most of the TGR loading activities arrived.  The 
issue would not exist if the bollards were left down between 6am to 11am. 

The proposed schedule for the bollards being up from 11am to 6am is not supported, as it 
would seem to result in a large number of vehicles loading on-street, and; 

2.4 Clarify what protocols are in place to ensure that bollards are down when vehicles require 
access into the public lane? 

It would be in the job description of the on-site staff member responsible in lifting and 
dropping of the bollards. 

2.5 What accommodations are available to address overflow loading noting that the observed 
TGR loading of 3 vehicles at peak exceeds the supply? 

The reported overflow of residential loading was related to courier and mail delivery.  
Courier and mail delivery vehicles typically have their own loading practices of which the 
building operator have no control of.  In addition, some of the observed loading activities 
were related to building maintenance, and people may choose to park at a parking space 
that is available on-street, or alternatively to park in the pay parking located in the 
underground parking area at TGR.  Finally, it has been confirmed that TGR residents are 
required to book the use of the loading space through the building’s concierge.   

2.6 All revisions to loading operations should be completed and be able to be observed prior to 
support of any modifications to existing loading spaces. Letters from Telus indicate that 
changes to the 768 Seymour, including installation of an intercom, is still to be completed. 

It is Bunt’s understanding that the applicant is in the process of procuring the intercom 
installation. Emails from TELUS security comitting to the install are attached.

2.7 Provision of supporting documentation of the ongoing loading management efforts described 
including: 
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2.7.1 Contact information for the designated loading manager; 

2.7.2 Records of the online schedule noted in the original LMP; 

2.7.3 Records of violations or notices for vehicles that are not complying with the 
LMP; 

2.7.4 Emails of weekly schedules, and other relevant information; 

2.7.5 The plan notes that the Avigilon building and TGR retail podium will not require 
use of shared loading bay; 

2.7.6 Clarify how will they load if the other bays are in use? 

2.7.7 Clarify what loading is provided at 555 Robson? 

2.7.8 Clarify how unscheduled deliveries are to be accommodated in the shared 
loading agreement and Loading Management Plan. For example, is there a 
check in procedure or holding area? 

2.7.9 Remove note restricting loading in the laneway from the LMP as loading is 
permitted in commercial laneways. No loading should take place in the street; 

2.7.10  Clarify the enforcement mechanism for not following the LMP. 

2.7.11  Clarify what provisions will be in place to direct smaller vehicles to 
preferentially use the Class A spaces? 

Laneway Manager Methodology & Scope attached to this report. There is an existing 
shared loading agreement in place for 555 Robson to utilize the loading space at 768 
Seymour. 

Note to Applicant: The updated loading management plan to include specific commitments, protocols, 
performance metrics, penalties, and enforcement protocols. The Scheduling/ Communication protocol 
provided contains a series of recommended actions but does not include specific commitments to exact 
these changes. 

Clarify what protocol and contact information signage will be provided around the site to inform 
unscheduled deliveries, those new to the site, or residential loading. 

Please note that Engineering is currently not recommending support for these DP applications, and, 
that Applicant should enact the changes and improvements proposed in this latest version of the LMP, 
plus additional changes to respond to outstanding concerns noted above. Thanks. 
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3.0 Conditions of 510 W. Georgia Street DP-2017-00387. In addition to the above conditions 1.0 
2.7.11, the following items have been specifically identified for 510 W. Georgia St.: 

3.1 All 10 Class A loading spaces in the Telus Garden Office in the original development permit 
and rezoning are to be reinstated and maintained as loading spaces; 

See attached the photos indicating the 10 Class A spaces have been reinstated. 
3.2 Provision of a drawing or photos that demonstrates that the 10 Class A loading bays are 

reinstated; 

See Architect’s drawing. 

3.3 Provisions of design interventions, signage, or other improvements to improve wayfinding 
and encourage use of the underground loading spaces; 

Applicant (and/or the Architect) to provide drawing. 

3.4 Provision of a drawing showing the design interventions, signage and other improvements is 
still required; 

Same as 3.4 

3.5 Provision of a letter from the Kingston hotel, and a revised Shared Loading Agreement 
confirming their acceptance of the relocation of the designated Class B Loading space and 
outlining policies to ensure effective use of this space; 

Note to Applicant: The revised shared loading agreement should include: 

3.5.1 Updates to the loading management efforts outlined in Schedule B of the 
existing Shared Loading Agreement. Based on the low utilization of the shared 
loading space, a reassessment of the effectiveness of scheduling practices is 
recommended.   

The Kingston Hotel would need to cooperate and it is not up to the applicant 
to make the hotel operator to utilize the shared loading space that is being 
provided. 

3.5.2 Improved plans indicating an internal connection between the relocated Class B 
loading space to be shared with the Kingston Hotel, and the Hotel itself, or 
other safe and direct connection as is achievable. 

The shared loading space is in another building and it would not be possible to 
provide an internal connection. 

3.5.3 Provision of plans that show the internal connection or other safe and direct 
connections between the relocated Class B loading bay and the Kingston hotel 
is still required. 

See above. 
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3.5.4 Provision of additional consultation with Kingston is required to understand why 
the Class B loading space is not being used. 

Note to Applicant: Design of the development may be required to provide an 
operable connection and may require modification of the existing building. 

The Kingston Hotel currently has no loading facility on-site to accommodate 
its own loading needs.  The TELUS Garden project has provided a loading 
facility to be available Kingston Hotel’s use.  It is up to Kingston Hotel to 
decide whether to utilize the Class B loading space or not and the applicant 
would not be in any position to make them to use the space.   

3.6 Provision of additional clarity is required on garbage collection for Kingston and agreement 
by Kingston for the new plan is required. 

Note to Applicant: A number of concerns have been raised by the Kingston, indicating that 
the condition to provide a letter of support has not been met. As additional reductions of 
the number of loading spaces could harm their operations, and have a legal right to use of 
the loading in the TGO, it is essential that they are supportive of the changes proposed. 

Conversion of previously designated shared loading is a significant concern. It is essential 
that existing issues are fully resolved prior to contemplation of changes. 

The applicant has already presented the new proposal to Kingston Hotel and the 
attached E-mail message show Kingston’s acceptance of the relocation of garbage room. 

3.7 The Letter indicates that the LMP is insufficient. 

Note to Applicant: The passenger zone on Richards is frequently used for loading, as 
supported by Bunt’s observations. While the space is not reserved for the Kingston, it is 
important that it does not become a loading zone, as it is intended for passenger loading in 
support of the hotel. 

Bunt observation data did not indicate the passenger zone was used by vehicles loading to 
TGO or TGR, but rather they were used for loading activities to the Kingston Hotel. The use 
of the passenger zone for other activities is a City’s enforcement issue.   

3.8  Provision of an updated loading management plan confirming the following: 

3.8.1 Smaller vehicles will be directed to use the underground loading area at the 
TGO, confirm placement of signage to this effect. 

See attached the signage wording and placement position. 

3.8.2 Provision of a drawing that shows the placement of the signage is still required. 

Same as above. 
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2018 April 12 Thursday 

Erin Fawcett 
Senior Project Manager, Corporate Real Estate 
TELUS Communications 

Dear Erin, 

Subject:  Challenges surrounding Kingston Hotel raised by Telus Garden Office and Residential  

Thank you for your emails and our meeting on March 20th, advising me of the laneway changes 
and your role as co‐ordinator for Telus Gardens Office and Residential. 

I am writing to describe my concerns about challenges and difficulties surrounding the Kingston 
Hotel created by Telus Garden Office and Residential, including the new commercial spaces 
proposed on the lane. 

1. Hotel Rear Loading Zone

The lane management plan prepared by Bunt & Associates Engineering described how the 
loading bay behind Telus Garden Office was to be made available to the Kingston Hotel for 
deliveries. However, very soon after office building occupancy, this area has been utilized as 
storage space by Glowbal restaurant and Telus for their many recycling and garbage bins, with 
no space left for delivery vehicles. Trucks making deliveries to the hotel have been utilizing the 
passenger zone in front of the hotel, as well as parallel parking in the laneway when available. 
The hotel’s passenger zone cannot accommodate larger trucks. A more comprehensive 
management plan must be developed. 

2. Garbage Storage and Removal

The Kingston Hotel dumpsters were previously outside in the lane behind the hotel. They were 
quickly relocated into the loading bay, located in the Telus Garden Office building, after an 
agreement by all parties following the opening of Telus Garden.  I agree with your new plan to 
relocate all bins to the Seymour building, provided that we have easy access. I look forward to 
learning about this proposal in more detail. 

3. Hotel Passenger Zone on Richards Street

The Passenger Zone in front of the Kingston Hotel is very frequently utilized by all manner of 
vehicles, including delivery trucks and moving vans. Most of these are related to Telus Garden 
Residential, such as people waiting to make pick‐ups, or trucks delivering to the apartment 
building. This is not acceptable. Occupants of Telus Garden Residential have a loading zone 
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below grade, including access to residential elevators. The Telus Garden Office building also 
frequently uses the Passenger Zone on Richards Street for pick‐up and drop‐off deliveries. 
Perhaps what is needed is for Telus Garden Office and Telus Garden Residential to have their 
own passenger zones, plus a 24/7 street Commercial Zone. Having dedicated zones is a more 
permanent fix, as opposed to repeatedly educating residents and commercial tenants. 

4. Garbage Pick‐ups and Deliveries at Telus Garden Residential

Related to the foregoing over‐utilization of the passenger zone in front of the Kingston Hotel, 
garbage pick‐up from Telus Garden Residential frequently occurs at the centre of Richards 
Street, and generates considerable noise prior to 7 a.m. when noise is not allowed. 

5. New Commercial Premises, Lighting and Bollards in the Lane

I understand that the City has been keen to activate downtown lanes and I see that Westbank 
has eagerly responded to this ambition with firstly a wine bar, and now 4 more proposed 
commercial outlets. For this purpose, bollards have been installed and overhead catenary 
lighting. This is all well and good but there are consequences for hotel guests, and possibly too 
the residents of Telus Garden Residential. These include the impacts of customer noise and 
light. The restricted hours for the use of the lane by delivery traffic compresses traffic noise to 
nighttime hours, with serious impact on residents. I have real concerns that the late hour lane 
activity and overnight deliveries will impact hotel guests and Telus Garden Residence owners. 

6. Concerns Which Remain from Telus Garden Construction

a) By an agreement dating back to February 17, 2015, Westbank was to apply new stucco to
areas of the Kingston Hotel’s south wall adjoining the parkade ramp where brickwork was
exposed as a result of parkade demolition. Provision was to be made for the new surface to
accommodate a mural. The stucco work was completed this spring, but the results are
unsatisfactory, as recently reviewed with Masa Matsubara of Westbank Projects Corp. I
understand that the deficiencies will be addressed.

b) The sidewalk in the front of the hotel was removed and then replaced so as to provide access
for the installation of pipes for the heating system serving Telus Garden Residential and Office.
As a result, the street trees have been replaced with a species and specimen which are
inappropriate and which it has become a challenge to remedy. Also to note, the sidewalk
treatment was not one of my choosing and while the City did make some concessions they did
not meet my expectations.

c) Repaving of the street resulted in the removal of the cobblestone treatment of the concrete
street in front of the hotel. This street treatment in the passenger zone in front of the hotel
contributed significantly to the character and ambience surrounding the hotel and its bar and
restaurant.  The City assured me last summer that restoration of the street treatment will be
undertaken, but the prospects do not seem promising.
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I will also note regarding Richards Street, that representations by myself and Westbank did 
have the effect of stopping, or perhaps delaying, a bicycle lane on the west side of Richards 
between the sidewalk and vehicle parking. 

7. Projects in Progress

In discussion I alluded to a number of projects still in the planning stages for enhancing the 
appearance of the Kingston Hotel. These are: 

a) cleaning and painting the building (to be cost‐shared with Westbank). I hope this can be
undertaken this summer;

b) completing some renovations on the rear elevation at grade, involving alterations to the
pub/restaurant’s lane entrances with the intent to present a more appropriate appearance in
the new lane environment;

c) rebuilding the north wall (to be cost‐shared with Westbank), which I acknowledge is an
unsightly mess – this could include the installation of a mural near the lane;

d) design, construction and installation of ‘European’ style canopies above entrances of the
hotel and restaurant. There will be a new glass and steel canopy over the hotel entrance and a
striped canvas awning over the restaurant. These will replace the awnings removed by Icon
Construction to facilitate placing the heating system underneath our sidewalk;

e) completing the installation of a mural at the south‐east corner of the building; and

f) completing reimbursements from Westbank Corp. for damages and expenses incurred by
Kingston Hotel during the construction of Telus Garden.

Concluding Remarks 

I look forward to our continued co‐operation regarding the laneway development. I would also 
appreciate an opportunity to meet with you and Bunt & Associates Engineering to further 
develop a lane management plan, which I see as the highest priority effecting the hotel’s 
operation at this time. 

Sincerely, 

Fred O’Hagan, President 
Home Investments Ltd., Kingston Hotel Ltd. and Kingston Taphouse & Grille Ltd. 
757/755 Richards Street 
Vancouver, BC 
V6B 3A6 
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ATTACHMENT – SIGNAGE INFO 
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3.8.3 Clearly mark the Class A loading spaces in the TGO with signage noting their 
intended use. 

Applicant to confirm signage placement. 

3.8.4 Provision of a drawing that shows the Class A loading spaces and the signage is 
still required. 

Same as above. 

3.8.5 Provision of an updated shared loading agreement between the TGO and other 
buildings to formalize the use of the loading spaces for overflow purposes as 
recommended in the loading study provided. 

Applicant to provide. 

3.8.6 Provision of a dedicated loading manager to schedule and oversee loading 
activities on site and in the lane, and to ensure that vehicles are not loading 
on-street, and use appropriately sized loading spaces. 

Applicant to provide. 

3.8.7 Implementation of other strategies as required to encourage and enforce use of 
on-site loading, and when necessary the service lane, and to avoid use of the 
street. 

The use of service lane for loading is a new condition that the City allows.  With 
this being available for delivery vehicles, vehicles should not need to rely on the 
use of the street. 

3.9 The following new conditions are in response to the Assessment and Loading Management 
Plan provided: 

3.9.1 The loading assessment relies on the assumption that loading spaces in 
different buildings are usable by other buildings. For example, that overflow 
TGR loading could use the underground Class A loading. Given the challenges 
associated with encouraging TGO bound vehicles to use the underground TGO 
loading spaces in place of the street, this assumptions seems inappropriate and 
is not supportable. 

See previous response. 

3.9.2 Provision of alternative accommodation of overflow loading to be provided, 
noting that this is significantly challenged by the proposed removal of loading 
bays. 

See previous response. 

3.9.3 Provision of calculations for probability assessments of the individual blocks 
indicating the likelihood that loading demand will exceed supply. 
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See previous response. 

3.9.4 The data notes that a significant number of loading events took place for the 
TRG (about 50%) on street, and that much of the reason for this was that the 
bollards in the lane were mistakenly left up, therefore 

See previous response. 

3.9.5 The proposed schedule for the bollards being up from 11am to 6am is not 
supported, as it would seem to result in a large number of vehicles loading on- 
street, and; 

See previous response. 

3.9.6 Clarify what protocols are in place to ensure that bollards are down when 
vehicles require access into the public lane? 

See previous response. 

4.0 Conditions of DP-2017-00388 – 777 Richards. In addition to the above conditions 1.0  2.7.11, the 
following items have been specifically identified for 777 Richards St.: 

4.1 Confirm stair free loading operations to CRU B; 

Architect to confirm. 

4.2 Provision of drawings that show the stair free loading operations to CRU B are required; 

Architect to confirm. 

4.3 Provision of a shared loading agreement with the Telus Garden Office building to utilize the 
Class A loading within the underground parking as proposed in the Loading Assessment; 

Applicant to arrange. 

4.4 Provision of an updated loading management plan describing measures to enforce and 
encourage utilization of the underground loading spaces in the Telus Garden Office 
building, and the residential loading underground, or the lane where appropriate, and 
reduce loading on street. Including at a minimum the following: 

4.4.1 Smaller vehicles will be directed to use the underground loading area at the 
Telus Garden Office or Residential buildings when the other loading areas are 
full, confirm placement of signage or other tools to this effect. 
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4.4.2 Provision of a drawing that shows the placement of the signage is still required. 

4.4.3 Details on loading management procedures, contacts or tools used to facilitate 
the efficient sharing of loading between buildings. 

4.4.4 Provision of additional information on loading on-site or in the service lane 
showing that challenges with on-street loading have been effectively 
mitigated. 

Note to Applicant and PDS:  The following new conditions are in response to the Assessment and 
Loading Management Plan provided: 

4.5 The loading assessment relies on the assumption that loading spaces in different buildings 
are usable by other buildings. For example, that overflow TGR loading could use the 
underground Class A loading. Given the challenges associated with encouraging TGO bound 
vehicles to use the underground TGO loading spaces in place of the street, this assumptions 
seems inappropriate and is not supportable. 

See previous response. 

4.6 Provision of alternative accommodation of overflow loading to be provided, noting that this 
is significantly challenged by the proposed removal of loading bays. 

See previous response. 

4.7 Provision of calculations for probability assessments of the individual blocks indicating the 
likelihood that loading demand will exceed supply. 

See previous response. 

4.8 The data notes that a significant number of loading events took place for the TRG (about 
50%) on street, and that much of the reason for this was that the bollards in the lane were 
mistakenly left up, therefore 

See previous response. 

4.9 The proposed schedule for the bollards being up from 11am to 6am is not supported, as it 
would seem to result in a large number of vehicles loading on-street, and 

See previous response. 

4.10 Clarify what protocols are in place to ensure that bollards are down when vehicles 
require access into the public lane? 

See previous response. 

4.11 What accommodations are available to address overflow loading noting that the 
observed TGR loading of 3 vehicles at peak exceeds the supply? 

See previous response. 

4.12 All revisions to loading operations should be completed and be able to be observed 
prior to support of any modifications to existing loading spaces. Letters from Telus indicate 
that changes to the 768 Seymour, including installation of an intercom, are still to be 
completed. 

See previous response. 
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4.13 Provision of supporting documentation of the ongoing loading management efforts 
described including : 

4.13.1 Contact information for the designated loading manager; 

4.13.2 Records of the online schedule noted in the original LMP; 

4.13.3 Records of violations or notices for vehicles that are not complying with 
the LMP; 

4.13.4 Emails of weekly schedules, and other relevant information. 

4.13.5 The plan notes that the Avigilon building and TGR retail podium will 
not require use of shared loading bay. 

4.13.6 Clarify how will they load if the other bays are in use? 

4.13.7 Clarify what loading is provided at 555 Robson? 

4.13.8 Clarify how unscheduled deliveries are to be accommodated in the 
shared loading agreement and Loading Management Plan. For example, 
is there a check in procedure or holding area? 

4.13.9 Remove note restricting loading in the laneway from the LMP as loading 
is permitted in commercial laneways. No loading should take place in 
the street. 

4.13.10 Clarify the enforcement mechanism for not following the LMP. 

4.13.11 Clarify what provisions will be in place to direct smaller vehicles to 
preferentially use the Class A spaces; 

4.13.12 The updated loading management plan to include specific 
commitments, protocols, performance metrics, penalties, and 
enforcement protocols. The Scheduling/ Communication protocol 
provided contains a series of recommended actions but does not 
include specific commitments to exact these changes; 

4.13.12.1         Clarify what protocol and contact information signage will be 
provided around the site to inform unscheduled deliveries, those new 
to the site, or residential loading. 

4.13.12.2 Provision of a letter from the Kingston hotel, and a revised 
Shared Loading Agreement confirming acceptance of the relocation of 
the designated Class B Loading space, outlining policies to ensure 
effective use of this space. 
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4.13.12.3 Provision of plans that show the internal connection or other 
safe and direct connections between the relocated Class B loading bay 
and the Kingston hotel is still required. 

4.13.12.4 Provision of additional consultation with Kingston is required to 
understand why the Class B loading space is not being used. 

Note to Applicant: Design of the development may be required to 
provide an operable connection and may require modification of the 
existing building. 

4.13.13 Provision of additional clarity is required on garbage collection for 
Kingston and agreement by Kingston for the new plan is required; 

Note to Applicant: A number of concerns have been raised by the Kingston, 
indicating that the condition to provide a letter of support has not been met. 
As additional reductions of the number of loading spaces could harm their 
operations, and have a legal right to use of the loading in the TGO, it is 
essential that they are supportive of the changes proposed. 

4.13.14 Conversion of previously designated shared loading is a significant 
concern. It is essential that existing issues are fully resolved prior to 
contemplation of changes. 

4.13.15 The Letter indicates that the LMP is insufficient. 

Note to Applicant: The passenger zone on Richards is frequently used for 
loading, as supported by Bunt’s observations. While the space is not reserved 
for the Kingston, it is important that it does not become a loading zone, as it is 
intended for passenger loading in support of the hotel. 

See previous response. 

5.0 Conditions of the Development Permit: 

5.1 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 

END. 
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*PLEASE NOTE : Existing conditions and dimensions noted for reference only.  All field conditions and dimensions to be verified on site with later measured survey

TELUS GARDEN -
EXISTING BLDG RENOVATION

 768 SEYMOUR STREET

Copyright reserved.  The documents and design as an 
instrument of service are and at all times remain the 
exclusive property of HENRIQUEZ PARTNERS 
ARCHITECTS and may not be reproduced without the 
express written consent of HENRIQUEZ PARTNERS 
ARCHITECTS.  All designs and related information in whole 
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ZONING ANALYSIS
555 ROBSON & 768 SEYMOUR STREET: CD-1 (525) - SUB AREA B

Legal Description: Lot B Block 54 District Lot 541 NWD Group. 
Plan BCP50274

Permitted Use: Cultural & Recreational Use, Institutional Use, Office Use, Retail 
Use, & Service Use

PERMITTED PROPOSED

Building Height: 91.5m 63.2m (207.3')

FSR 38,872.00 sm 36,934.80 sm

PROPOSED FSR
OFFICE RETAIL TOTAL

GROSS AREA 35,797 sm 1,267 sm 37,064 sm

FSR AREA 35,673 sm 1,262 sm 36,935 sm

PERMITTED FSR AREA 38,872 sm
(SUB AREA B) Remaining FSR: -1,937 sm

SITE AREA 4,214.1 sm

PROPOSED FSR 8.76

CAR PARKING DETAIL
LEVEL USE DISABLED FULL SIZE * SMALL CAR TOTAL

P1* NA 0 60 0 60

TOTAL 0 60 0 60

BICYCLES
FSR REQUIRED PROVIDED

CLASS A
Office Use 35673 sm
Min. 1 stalls / 500 sm 71 0

Retail Use 1262 sm
Min. 1 stalls / 500 sm 3 0

TOTAL CLASS A BICYCLE STALLS 74 0
0 Horizontal /0 Horizontal Lockers / 0 Vertical

Clothing Lockers 0.7 per Stall sm
52 0

Male 26 (9 x 6' & 17 x 3') & Female 26 (9 x 6' & 17 x 3')
CLASS B
Office Use 35673 sm
Min. 6 stalls if over 2,000sm 6 6

Retail Use 1262 sm
Min. 6 stalls if over 1,000sm 6 6

TOTAL CLASS B BICYCLE STALLS 12 12

LOADING
FSR REQUIRED PROVIDED

CLASS A
Office Use 35673 sm
Min. 4 stalls / 20-28,000 sm 28000 sm 4 2
Min. 1 stall / portion of additional 7673 sm 3 0
7,500 sm

Retail Use
Proposed substitute for Class B truck 0 0

TOTAL CLASS A LOADING 7 2

CLASS B
Office Use 35673 sm
Min. 3 stalls / 10-28,000 sm 28000 sm 3 0
Min. 1 stall / portion of additional 7673 sm 1 0
15,000 sm

Retail Use 1262 sm
First 465sm (1) 465 sm 1 0
Next 1860sm (1) 797 sm 1 0

TOTAL CLASS B LOADING 6 0

FSR AREA SUMMARY
(OFFICE & RETAIL)

LEVEL GROSS OFFICE 
(m2)

GROSS RETAIL 
(m2)

TOTAL GROSS 
(m2)

MECH EXCL (m2) WALL EXCL 
OFFICE (m2)

WALL EXCL 
RETAIL (m2)

FSR OFFICE (m2) FSR RETAIL (m2) TOTAL FSR (m2)

P1 330.2 330.2 3,914.6 330.2 330.2
Level 1 1,868.5 1,146.2 3,014.7 1,370.9 2.0 4.9 1,866.5 1,141.3 3,007.8
Level 1 Mezz. 0.0 0.0 0.0 0.0 0.0
Level 2 4,220.5 120.8 4,341.2 20.9 4,199.6 120.8 4,320.4
Level 3 4,216.4 4,216.4 16.7 4,199.7 4,199.7
Level 4 3,822.2 3,822.2 16.7 3,805.5 3,805.5
Level 5 3,823.1 3,823.1 16.7 3,806.4 3,806.4
Level 6 3,820.0 3,820.0 16.7 3,803.3 3,803.3
Level 7 3,767.8 3,767.8 16.7 3,751.1 3,751.1
Level 8 3,798.3 3,798.3 16.7 3,781.6 3,781.6
Level 8 Mezz. 82.3 82.3 82.3 82.3
Level 9 1,731.4 1,731.4 1.3 1,730.1 1,730.1
Level 9 Mezz. 218.9 218.9 218.9 218.9
Level 10 1,067.1 1,067.1 1,067.1 1,067.1
Level 11 1,002.7 1,002.7 1,002.7 1,002.7
Level 12 1,002.7 1,002.7 1,002.7 1,002.7
Level 13 679.3 679.3 679.3 679.3
Level 14 345.8 345.8 345.8 345.8

TOTAL 35,797.2 1,267.0 37,064.1 5,285.5 124.4 4.9 35,672.8 1,262.1 36,934.8
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