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    CITY CLERK'S DEPARTMENT 

             Access to Information & Privacy Division 
   

 
 
File No.: 04-1000-20-2021-103 
 
 
May 11, 2021 
 
 

 
 
Dear
 
Re: Request for Access to Records under the Freedom of Information and Protection 

of Privacy Act (the “Act”) 
 
I am responding to your request of February 11, 2021 for: 

 
Copies of all Planning, Engineering and other staff reports that preceded the 
issuance of DP208380 and that contained conditions of issuing DP208380. 
Date range: January 1, 1988 to December 31, 1991. 
 

All responsive records are attached. 
 
Under section 52 of the Act you may ask the Information & Privacy Commissioner to review any 
matter related to the City’s response to your request.  The Act allows you 30 business days from 
the date you receive this notice to request a review by writing to: Office of the Information & 
Privacy Commissioner, info@oipc.bc.ca or by phoning 250-387-5629. 
 
If you request a review, please provide the Commissioner’s office with:  1) the request number 
assigned to your request (#04-1000-20-2021-103);  2) a copy of this letter;  3) a copy of your 
original request for information sent to the City of Vancouver; and  4) detailed reasons or 
grounds on which you are seeking the review. 
 
Please do not hesitate to contact the Freedom of Information Office at foi@vancouver.ca if you 
have any questions. 
 
Yours truly, 
 
[Signature on file] 
 
 
Barbara J. Van Fraassen, BA 
Director, Access to Information & Privacy 
Barbara.vanfraassen@vancouver.ca  
453 W. 12th Avenue Vancouver BC V5Y 1V4 
 

s.22(1)
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*If you have any questions, please email us at foi@vancouver.ca and we will respond to you as 
soon as possible. Or you can call the FOI Case Manager at 604.871.6584. 
 
Encl. 
 
:kt 
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Bosa Development Corporation 

201-3701 East Hastings Sb·eet, Burnaby, B.C. VSC 2H6 Phone (604) 294-0666 fax (604) 291-9120 

RE: AMENITY AREAS IN NEW DEVELOPMENTS 
LETTER OF UNDERTAKING 

September 25, 1989 
! I y,·: • ,- . ·::--

- \ I I _ 
1 t) ' 

City of Vanoouver 
453 West 12th Avenue 
Vancouver, B.C. 
V5Y 1V4 

Attention: Eunice Mak 
Social Planning Department 

Dear Sirs: 

Re: Development Permit Application No. DPA 208380 
100 Terminal Avenue 

I 
.;o :inl r1~1:n i11g c .iJ.1rtmont 

OCT ... 2 f98<J 
t_ '{IL 

City of v,~ncouver 

Portion of Lots C ahd 3, D.L. 's 196 & 2037, Plans 1151 l & 1 ;i505 

The undersigned hereby unconditionally agrees wi th the City of Vancouver to, 
in perpetuity: 

1 . provide 5,450 square feet on the grourid f loor of the above property for 
use as recreational areas, exercise areas, change facilities, and meeting 
and hobby rooms; 

2. furnish these areas to the satisfaction of the Director of Social 
Planning; 

3 ., make these areas at all t imes available to the owners , users an.cl 
occupants of the above property from time to time at no cost; 

4. obtain from any purchaser of the above property a covenant in favour 
of the City conta jning the same terms as set forth in this letter and to 
deliver fortbwith such covenant to the City of Vancouver; 

5. disclose this letter to any prospective purchaser of the above property. 

The City may assign all or any part of its rights under this agreement. In 
this agreement, purchaser means any successor in title to the above property. 

Yours very truly, 

BOSA DEVELOPMENT CORPORATION 

B 
Authorized S1gnatory 

bw958 
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September 27, 1989 
' ' ' 
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Suite 210 
111 Water Street 

Vancouver 
British Columbia 

V68 1A7 
Telephone (604) 685·2088 

Fax. (604) 685-1889 
' 

, 
' ' . ' , , I , .. . . ' , ' 

) ' ' ' ' ) ' \ I\ 

City of Vancouver 
Planning Department 
453 W. 12th Ave. 
Vancouver, B.C. 
V5Y1V4 

ARCHITECTURE 
URBAN DESIGN 

INTERIORS 

Attn: Mr. B en Fong 

Dear Sir: 

Re: 100 Terminal Avenue (Phase 1) Development Permit Application Number 208380 

Further to your le~er of Sept. 21, 1989 outlining the 'prior to' conditions for the issuance 
of the Development Pennit for this project, we have made the necessary clarifications and 
changes as follows: 

l.a.(i) relocation of vehicular access/garage ramp from Thorrito11 Place; 
(Note to Applicant,·Vehicular access is to reflect arrangement as 
per revised drawings submitted on August 29, 1989.) 

the vehicular access/garage ramps and motor court have been deleted. The 
revised vehicular access/garage ramp is now located to the north of the 
proposed tower as shown on the revised drawings. 

(ii) height of tower not Lo exceed 275 ft. in accordance with Section 
4.3.2 of tfze FC-1 District S chedule; 

' 

Lhe height of the tower has been reduced from 275.98 ft. to 275.0 ft. thereby 
complying with section 4.3.2 of the FC-1 District Schedule. 

(iii) the enclosed elevatorlmecltanical penthouse to be the minimum 
dimensions requited by the f unctional requirements of the core; 

the elevator/mechanical penthouse bas been reduced to a functional minimum, 
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(iv) design devel~pme,it to easterly low ;ise component to upgrade its 
nrcltitectural cliaracter to be compatible with tlze remainder of the 
scheme, taking into acco11nf its, P,r<?mincnce on Thom/on Place,· 

0 tl JI 1 , -. 

O c, ) l I , , 
00 00 n I 1 

the easterly low rise component has been redesigned as requested and as per our 
revised drawings. Drawings No. A3 -A7 (Plans) 

No. A20 - 22 (Elevations) 

(v) covering over and landscaping of open portion of revised garage 
entrance off Quebec Street, taking into account comments of the 
Urban Design Panel,· (Note to Applicant.· Full details of materials 
a11d treatment of the vehicular access area are r,eeded, in view of 
ifs prominence on Quebec Street.) 

the garage entrance has been covered as suggested by a light glass and steel 
trellis to allow maximum daylight penetration. In addition the enclosing walls 
have been terraced back and extensively landscaped to further enhance the 
space, Details are shown on tl)e landscape architect's drawings No. Ll - L3. · 

(vi) clarificatio11 of materials on all elevations; (Note to Avvlicant: 
Co nsideration should be given to Urban Desigri Pariel's comment 
o,i tower glazing.) 

the materials on Lhe elevations have been idenrified for clarification as per the 
previously submitted sample board. Refer to elevation dwgs. A19 - A22. the 
curved glazing has been reviewed as per the Design Panel's comments. The 
glazing will be a light tinted glass unlike office glazing which is usually 
reflec tive. In adilition, the thin residential floor slabs will be expressed on the 
facade by using floor to ceiling framed windows as opposed to curtain wall 
assemblies with spandrel panels. Both of these items we feel contribute to the 

. desired residential aesthetic. 

(vii) design de•1elopment to locate, integrate ,and fully screen any 
emergency generator, electrical substation, garage ventilation and 
gas meter, in a manner that minimizes their impact on open space 
and the public realm; 

- the emergency generator and electrical substation have been located within the 
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PERKINS & CHEUNG LTD. 

' ' . ' ' ' 

' , . ~ , . ' . ' ' I • .. • I 
' I ' 

building as identified on the ground floor plan. 
- the garage ventilation has been carefully integrated into the landscape to 

· minimize its visual, acoustit' /lll,) ·c1ir qt,ality impacts. The ventilation intakes are 
located within the coun.Y¥.P ~r~: T~cimtcn Place landscaping, The parking 
exhaust has been located Within the planters along Quebec Street as shown on 
the plans and landscape details. 
- the gas meters will be located recessed into the wall along the vetiicular 
access/garage entry (as identified on the ground floor plan. Dwg. A3). 

(viii) detailed clarification regarding garbage transport system and 
parking for service transport vehicle including satisfactory 
provisiou for recycling storage, Jo Jlze satisfaction of the. Director 
of Pla111ti11g and Lite Cily Engineer; (Note to Aulicont: Garbage 
storage shall be located u11derground, within the development and 
shall be totally out of sight. Arrangements for pick•up shall be 
resolved in consultation with Planning and Engineering 
departments. ) 

the garbage and recycling storage is located in the garbage room on Parking 
. level IA. garbage bin pick-up area has been provided at grade level and the 
covered drop off area has been redesigned to enable a garbage truck to turn 

• around. This servicing will be temporary until the subsequent phases of the 
project have been completed to pennit all garbage to be picked up at a central 
service area adjacent to the ALRT. At that time all garbage will be shuttled 
underground on the first (interconnected) parking levels over to the central 
service area and brought up to grade via a service elevator or via the ramps. 
Parking for a service transport vehicle has been provided immediately adjacent 
to the garbage rooms on parking level lA. 

(ix) design elevations at all vehicular and pedestrian entrances at 
street level, to the satisfaction of tl1e City Engineer; 

design elevations at vehicular and pedestrian entrances at street level have been 
shown on the drawings. 

(x) crossing design to the satisfaction of the City Engilleer; 

crossing design will be to the satisfaction of the City Engineer and applied for 
under a separate D.P. for improvements on City property (je: including street 
trees, etc ... ) 

(xi) details of residential loading bays or provision of convenient 
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PERKINS & CHEUNG LTD . 

· r.esidential shared access with the commercial loading bays of 
subsequent phases; (Note to Applican(; Residential loadillg bays 
are a condition of the I Lafurg~ ,·e7,oning.) a·, , , t ) 

0 ') I '.I t~ ~, 
O O O.) 1 t "l .. 

as per the existing bylaws no loading bay is required for Phase 1. Residential 
loading bays will be provided in subsequent phases of the site. In addition the 
service vehi~le turn around area could be used as a temporary loading area. 

(xii) provision of future connections from parking levels to Mai1l 
Street access, subject to review by the City Engineeri (Note to 
Applicant: Given the traffic conditions in tliis area and tlte 
projected traffic loadings from the Station/Lafarge sites, it is 
essential to minimize circulati,zg traffic. This was clearly the 
illtenJ and was supported by the Engi1ieering D epartme1U at the 
preliminary stage. ) 

(xiii) 

. 
the interconnect.ion of the parking levels to allow Main St. access in subsequent 
phases has been s11own on the parking level plans, 

.. design development of the proposed daycare, in particular, its 
size and furnishing details, to ensure Us compliance with City 
Objectives and Community Care Facilities Licensing Regulations, 
to lhe satisfaction of the Director of Social Pla11,ning and Medical 
Health Officer; (Note to Applicant.· Investigation into the 
projected daycare needs and functional requirements may 
necessitate modifications to the proposed daycare space.) 

the p roposed daycare facili ty will have an area of 2220 sq. ft. interior and 2190 
sq. f t. exterior play area. 

t 

details of 
I 
the privacy screens between a,t;oining patios and 

balconies Jo ensure visual and acoustical privacy, to the 
satisfactio,i- of the Director of Social Planning; 

The privacy screens berween adjoining parios and balconies wm be constructed ~ 
of brick and/or glass block to assure visual and acoustic privacy to the 
satisfaction of the Director of Social Planning. 

. (b) arrangeme11ts shall be made, to the satisfaction of the Ditector of 
Planning and Director of L egal Services, for site consolidaiion; 
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PER.K.1NS & CHEUNG L.C-D_ 
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the arrangements as requested for site consolidation will be provided by Bosa 
Development Corp. 

I I) -;:, I 

, I , I 

subject Jo rezoninr;;, ,,o.( Jh~ , eutire developtne11J site, registration of 
a legal agreement satisfactory to the Director of Legal Services 
and the Supervisor of Properties ensuring that the owner will 

, either develop or co,ivey to the City, at a cost acceptable to the 
City} a sufficient number of parcels at locations acceptable to the 
directors of Planning and Social Planning to achieve 20 percent 
non-market units of the total units approved, to be available. to 
core needy households, with 50 percent of the 20 percent suitable 
for families with children on the Statiofl Site. The agreement 
shall be registered in the Land Title Office in priority OJ>er all 
charges which migltt defeat or delay the force a11d operation of 
the covenant; 

! 
I 

to be provided by Bosa Development Corp. 
I 

arratigements shall be made, to the satisfaction of the City 
Engi11eer, for: 

( i ) curb modifications on Quebec Street; 

. (ii) Street tree$, sidewalk b-eatment, canopies, etc.; and 

the necessary arrangements will be undertaken under a separate D.P. 
application. 

( iii) sewage pump station upgrading to meet the development 
requirements. 

' arrangements as requested are to be provided by Bosa Development Corp. 
l 

(e) submission of a comprehensive parking plan Jo,· all phases of the 
Station Site, clearly i1idicating future underground parking 
connection, righJ~of~ways and 100 parking spaces for Science 
World; (Note to Appli(;ant: The developer should also fodicate 
how he proposes to permit use of 70 of Jiis commercial spaces 
for weekend use by Science World in future developments.) 
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Comprehensive parking plans for all phases of the S tation Site have been 
provided outlining the location of public and pri"vate parking as well as future 
interconnection points, ei.'C. , .. roi;awi,1gs No. Al 7, Al 7a and Al 7b) 

,, ,n n •• ? "'\ 
:J ~ • it,,, 
0 0 0 0 •) \ -. 1 

(t) a letter of undertaking shall be submitted by the owners, to the 
satisfaction of the Director of Social Planning, regarding the 
furnishing and ai1ailability for use of the amenity areas by all 
occupants of the buildi11g. 

the letter of undertaking will be provided by Bosa Development Corp. 

(g) sttbmissio11 of a detailed acoustical analysis (for Phase 1) wlu'ch 
assesses noise impacts on the site and recommends noise 
mitigation measures to achieve noise criteria; (Note to A1wlicant; 
Details and written confirmation on plans to indicate that 
acoustical measures will be incorporated inlo the final design, 
based 011 the consultant's analysis as concurred with or amended 
by the Af edical HeaUh Officer.) 

a detailed acoustic analysis has been prepared by Brown StraCh<!n Assoc. 

(h) ~011firmation shall be supplied, to the salisfaclio11 of the Medical 
l/ealih Officer, that the Ministry of Environment has reviewed 

and cleared the evaluation and remedial plans for the soil; 

to be provided by Bosa Development Corp. 
I 

(i) clarification regarding allocation and design of family units in 
accordance with Council's resolution for the total development 
site and tlie Guidelines for Housing Families at High Densities. 

allocation of family units has been shown on Drawing A2 as previously 
submitted. 

2. AJI approved off-street parking and loading spaces shall be 
pro 11ided in accordance with the relevant requirements of the 
Parking By-law within 60 days of the date of issuance of any 
required occupancy permit or any use or occupancy of the 
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pr~p·o~•;d· d°ev;1;;~e11t ·,i~t' requiri~'g a•,,° occufJa;i~y permit and 
thereafter permane11lly maintained in good condition. 

Od .., IJ 

assurance to be provid~d by J3osi~ D,~-.;eloP,men t Corp. 

3. All landscaping and treatment of the open portions of the site, 
i11cluding temporary or permanent completion of Thornton Place 
to Main Street, shall be completed ill accordance with Jhe 
approved drawings within six (6) months of the date of issuance 
of ariy required occupancy permit or any use or occupancy of the 
proposed development not requiring an occupancy permit and 
tliereaftet permanently maintained. 

assurance to be provided by Bosa Development Corp. 

Thank you for your attention to this project, and please call me with any further information 
you may require . 

. Yours truly 

David Hewitt MAIBC, MRAIC 
Perkins & Cheung Ltd. 

cc Bosa Development Corporation 
John I. Perkins ; 
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~ 201-3701 East Hastings Street, Burnaby, B.c. vsc2H6 

Bosa 

October 5, 1989 

Mr. Ben Fong 
Plan Checking Technician 
City of Vancouver 
Planning Department 
453 West 12th Avenue 
Vancouver, B,C . VSY 1 V4 

Dear Mr. Fong: 

Subject: 100 Terminal Avenue - D.P.A. Number 208380 

This letter is intended to respond to your September 21st correspondence 
with respect to various non-architectural 'prior to' conditions, We note that 
Perkins and Cheung have already responded on the majority of items, 
Specifically, they , have provided you with a written response and revised 
drawings with respect to items (a)( i) - (xiv), (e), (g) , and (i). Our response 
on t he other ' prior to ' items is as follows: · · · 

(b) 

• f 

Application for subdivision has bee~ m~de-. to ·. create a ' "separate legal 
parcel for this building. A reduced copy of .the . proposed plan is 
attached. 

' (c) An agreement regarding provision of social housing will proceed once 
rezoning is approved on the Lafarge site, Furthermore, since no social , .. 
housing is proposed as part of this building, this requirement would not " 
impact on this project. 

(d) We have met with the Projects Division of the Engineering Departme.nt. 
The agreement on t hese items is as follows: 

i) The only changes to existing curbs arising out of this application 
are related to new driveways and removal of existing crossings. 
These will be dealt with at the building permit stag·e. · 

ii) Street trees, City sidewalk treatment, etc. will be discussed 
separately with the Engineering Department. These items are not 
part of the application. 

iii) Upgrading of the sanitary sewer system will proceed with a 
contribution of approximately $390,000. to be made by us. 
Confirmation of the arrangements is being undertaken directly with 
Engineering. 

. .. /2 
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1\llr. .een e-ong 
City of Vancouver 
October 5, 1989 

(f) A letter o'f undertaking regarding amenity areas has been submitted to 
Social Planning (copy a ttached). 

(h) A letter from the Ministry of Environment regarding soils evaluation and 
remediation is expected by October 11 tb. A copy will be forwarded at 
that time. 

2. · Bosa Development Corporation hereby undertakes and assures that all 
approved off-street parking and loading spaces shall be provided in 
accordance with the relevant requirements of the Parking By-law within 
60 days of the date 0f 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. 

3. Bosa Development Corporation hereby undertakes and assures that all 
landscaping and treatment of the open portions of the site, including 
temporary or permanent completion of Thornton Place to Main Street, 
shall be completed in accordance with the approved drawings within six 
(6) months of the date of issuance of any required occupancy pennit or 
any use or occupancy of the proposed development not requiring an 
occupancy permit and thereafter permanently maintained. 

,\ ,·'. ' '~ 

I trust the foregoing response adequately deals with the remainder of the 
'prior to' conditions related to D.P.A. 208380. ·1,··. · ' 

Yours truly, 

BOSA DEVELOPMENT CORPORATION 

•' 

. Eric Martin , 
Vice-President, Development 

JEM/bwl014 

Enclosure 

c.c. J. Perkins 
I. Smith 
B. MacGregor 
R. Segal 
City Building Inspector 
Director of Social Planning 
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Bosa 

201-3701East Hastings Street, Burnaby, B.C. VSC 2H6 

RE: AMENITY AREAS IN NEW D EVELOPMENTS 
LETTER OF UNDERTAl<ING 

September 25, 1989 

City of Vancouver 
453 West 12th Avenue 
Vancouver, B.C. 
V5Y 1V4 

Attention: Eunice Mal< 
Social Planni ng Depar tment 

Dear Sirs: 

Re: Development Permit /\pplication No. DPA 208380 
100 Terminal Avenue 

&: I~ (/2 
~Tl)/)~ ?n,i,ef? 

Portion of Lots C and 3, D.L.'s 196 & 2037, Plans 11511 & 15505 

The undersigned hereby unc-0nditionally agrees with the City of Vancouver to, 
In perpetuity: 

1. provide 5 1450 square feet on the ground floor of the above property for 
use as recreational areas, exercise areas, change facilities, and meeting 
and hobby rooms; 

2. furnish these areas to the satisfaction of the Director of Social 
Planning; 

3. make these areas at all times available lo the owners, users and 
occupants of the above property from time to time at no cost; 

4. obtain from any purchaser of the above property a covenant in favour 
of the City containing the same terms as set forth in this letter and to 
deliver forthwith such covenant to the City of Vancouverj 

5. disclose this letter to any prospective purchaser of the abov~ property. 

The City may assign all or any part of i ts rights under this agreement. I n 
this agreement, purchaser means any successor in title to the above property• 

Yours very truly 1 

BOSA DEVELOPMENT CORPORA'l;ION 

B 
Authorized Signatory 

bw958 
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Bosa Development Co1poration 
--- ------

201-3701 East Hastings Street, Burnoby, B.C. V5C 2H6 Phone (604) 294-0666 Fax (604) 291-9120 

October 5, 1989 

Mr. Ben Fong 
Plan Checking Technician 
City of Vancouver 
Planning Department 
453 West 12th Avenue 
Vancouver, B.C. V5Y l V4 

Dear Mr. Fong: 

Subject: 100 Terminal Avenue -- D.P.A. Number 208380 

l......l""'"''-~ 
t ,I, \',..L.t \ I 1.:,1,1 •,;...t,\ 

_,..\_ ,•
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\ ) ~ J• 

gi, ·•· I • ~~ :;YI 'C• I 

<::.• ~ ..... . 

This letter is intended to respond to your September 21st correspondence 
with respect to various non-architectural 'prior to' conditions. We note that 
Perkins and Cheung have already responded on the majority of items. 
Specifically, they have provided you with a written response and revised 
drawings with respect to items (a)(i) - (xiv), (el, (g), and (i). Our response 
on the other ' prior to ' items is as follows: 

(b) Application for subdivision J;ias been made to create a separate legal 
parcel for this building. A reduced copy of the proposed plan is 
attached. 

(c) An agreement regarding provision of social housing will proceed once 
rezoning is approved on the Lafarge site. Furthermore, since no social 
housing is proposed as part of this building, this requirement would not 
impact on this project.. 

(d) We have met with the Projects Divjsion of the Engineering Department. 
The agreement on these items is as follows: 

i) The only changes to existing curbs arising out of this application 
are related to new driveways and removal of existing crossings. 
These will be dealt with at the building permit stage. 

ii) Street trees, City sidewalk t reatmei1t, etc. wHI be discussed 
separately with t he Engineering Department. These items are not 
part of the application .• 

iii) Upgrading of the sanitary sewer system will proceed with a 
contribution of approximately $390,000. to be made by us. 
Confirmation of the arrangements is being undertaken directly with 
E11gineer ing. 

.../2 
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Mr. Ben Fong 
City of Vancouver 
October 5 1 1989 

Page 2 

(f) A letter of undertaking regarding amenity areas has been submitted Lo J 
Soc)al Planning (copy attached). , 

(h) A letter from the Ministry of Environment regarding soils evaluation and 
remediation is expected by October 11th. A copy will be forwarded at 
that Ume. 

2. Bosa Development Corporation hereby undertakes and assures that all 
approved off-street parking and loading spaces shall be provided in 
accordance witb the relevant requirements of the Parking By-law within 
60 days of the date oJ issuance of any required occupancy permit or 
any use or occupancy of the proposed develop1nent not requiring an 
occupancy permit an<.l thereafter permanently maintained in good 
condition. 

3. Bosa Development Corporation hereby undertakes and assures Lhat all 
landscaping and treatment of the open portions of the site , includ111g 
Lemp0rary or permanent completion of Thornton Place to Main Street1 

shall be completed in accordance with the approved drawings wlthln six 
(6) mo nths of the date of issuance o-f any required occupancy permi t or 
any use or occupancy of the proposed development not requlring an 
occupancy permit and thereat'ter permanerLtly maintained. 

I trust the 'foregoing response adequately deals with the remainder of the 
'p r ior to ' conditions related to D.P.A. 208380. 

Yours truly, 

BOSA DEVELOPMENT CORPORATION 

( - Z__ _ _,,c::___ 

J. Eric Martin, 
Vice-President, Development 

J EM/bw l014 

Enclosure 

c .c. J. Perkins 
r. Smith 
B. MacGregor 
R. Segal 
City Building Inspector 
Director of Social Planning 
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City of Vancouver 

l n repty pleas!:! refer to: 
Ren Fong at 873-7788 

PLANNII\IG DEPARTMENT 453 Wesl 12th Ave .. Vancouver . Bntish Columbia, Canada VSY 1V4 (604) 973.7344 

'1989 09 21 

Pe1·kins & Cheung Ltd . 
~210-111 Water Street 
Vancouver, B. C. 

.I 

•1 dtncnt 

VGB IA? SE 'tJ "" '; \(VIC) ,_ ~. I JU , 

·t ijl\, 
Ci:y of Vancouver 

RE: 100 Terminal Avenue 
Development Permit Prnolication Number 208380 

Your application was considered by the Development Permit Board at 
\ts meeting of September 18, 198.9 , and it was resolved to approve 
Development Permit Appl icati0n No. 2 08330 @s submitted, the plans and 
information formi ng a part thereof, thereby permitting the construction 
of .:::i residential complex with buildings varying from 5 to 30 storeys, 
subject to the following conditions: 

1. -Prier to issuance of the Development Permit: 

I a) revised drawings shall be submitted, to the satisfaction of 
the Director of Planning, clearly indicating: 

Ii) relocation of vehicular access/ garage ramp from 
Thornton Place; 

I Note to Appl icant: 

VehicL1lar access is to r eflect arrangement as per 
revised drawings submitted on August 29 , '19.89.) 

I ii) height of tower not to exceed 275 ft. 1n accordance 
with Section 4. 3. 2 of the FC-1 District Schedule; 

I iii) t he enclosed e levator /mechanical penthouse to be t he 
;nmnnum dimensions required by the fur1ctional 
requirements of the c.ore: 

( iv) des}gn development to easter ly lpw rise component to 
upgrade its architectural characte'r to be compatible 
with the r-emainder of t.he scheme , taking into 
a ccount its prominence on Thornton Place: 
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lvl covering over and 1 , d and~1;:.w:, 
~ev1se garage entrance oft Qu 
into account comments o·f the Urban 

I Note to Applicant: 

Full details of materials and treatment of the vehic­
ular access area are needed. in view of its prom­
inence on Quebec Street.) 

(v i) clarification of materials on all elevations; 

I Note to Applicant: 

(vii) 

( v iii) 

Consideration should be given to Urban Design 
Panel's comment on tower glazing.) 

design development to locate, integr'=lte and fully 
screen any emergency generator, electrical sub-
station, garage ventilation and gas meter, in a 
manner that minimizes their impact on open space 
and the public realm; 

detailed clarification regarding garbage transport 
system and parking for service transport vehicle 
including satisfactory provision for recycling stor­
age, to the satisfaction of the Director of Planning 
and the City Eng ineer; 

( Note to Applicant: 

Garbage storage shall be located underground, 
within the development and s hall be totally out of 
sight. Arrangements for pick-up shall be resolved 
in consultation with Planning and Engineering 
Departments. ) 

(i x ) design elevations at all vehicular and pedestrian en­
trances at street level, to t he satisfaction of the 
City Engineer; 

( x) crossing des ign to t he satisfaction of the City Eng­
ineer; 

I xi) details of residential loading bays or prov1s1on of 
convenient residential shared access with the com ­
mercial loading bays of subsequent phasesf 

( Note to Appl icant: 

Res idential loading bays or shared access with 
Station Site commercial loading bays are a condition 
of the Lafarge rezoning. ) 
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I xii) prov 1s1on of future connections from parking levels 
to Main Street access, s ubject t o review by the City 
Engineer; 

I x iii) 

(xiv) 

( Note to Applicant: 

Given the traffi c conditions in this area and the p ro­
jected t raffi c loadings from the Station/ Lafarge sites, 
i~ is essential t o minimize circulating traffic . Th is 
was clear ly t he intent and was supported by th e 
Engineering Depar.tment at t he preliminary stage. ) 

des ign d evelopment of t he proposed daycare, in 
parti cular, Its size and furnishing detai ls, to ens ure 
its compliance with City objectives and Community 
Care Facilities Licensing Regulations, to t he satis­
fact ion of the Director of Social Planning and Medical 
H ea It h Officer; 

( Note to Appli cant : 

Investigation int o the projected daycare needs and 
f unctional requirements may necessitate modifications 
to the proposed daycare space.) 

details of the privacy screens between adjoi ning 
patios and balcon ies t o ensure visual and acoustical 
pr ivacy, to the satisfaction of the Director of Social 
Planning ; 

{ b) a rrangements shall be made, t o the satisfaction of the Direc­
tor of Plan n ing and Director of Legal Services, for site 
conso li dation ; 

I c) s ubject to r ezon ing of the entire development site, r egis­
tration of a legal ag reement sati sfactory to th e Director of 
Legal Services and the Supervisor of Properties en s uring 
that t he owner wil \ either develop or convey to the City, at 
a cost acceptable t o the City, a sufficient number of parcels 
at location s acceptable to the Director s of Planning and 
Social Planning to ach ieve 20 percent non-market units of t he' 
total uhits approved, to be ava ilable to cor e needy house­
holds, with 50 percent of the 20 pe rcen t sui table f or families 
with chi ldren on the Station Site. T he agreement shall be 
registered in the Land Title Office in priority over a ll 
charges which might defeat or delay the force and operation 
of the covenant; 

Id) arrangements shall be made, to the satisfaction of t he City 
Engineer , for : 

( i) curb modifications on Quebec Street; 

(ii) street trees . . s idewalk treatment, canopies, etc. ; and 

I iii ) sewage p.ump station upgrading to meet · the deve lop­
ment r equirements. 
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( e) submission of a comprehensive parking plan for all phases of 
the Station Site, clearly lndicating future underground 
parking connections, right-of-ways and 100 parking spaces 
for Science World; 

l Note to Applicant: 

The developer should also indicate how he proposes to permit 
use of 70 of his comm~rcial spaces for weekend use by 
Science World in future developments.) 

( f) a letter of undertaking shall be submitted by the owners, to 
the satisfaction of the Director of Social Planning, regarding 
the furnishing and availability for use of the amenity areas 
by all occupants of the building. 

( g) submission of a detailed acoustical l:lnalysis I for Phase 1) 
which assesses noise impacts on the site and recommends 
noise mitigation measures to ach ieve noise criteria; 

( Note to Applicant: 

Details and written confirmation on plans to indicate that 
acoustical measures will be incorporated into the fina l 
design, based on the consultant1s analysis as concurred with 
or amended by the Med'ical Health Officer.) 

( h) confirmation s hall be supplied, to the satisfaction of the 
Medical Health Officer, that the Mihistry of Envitonment has 
reviewed and cleared the evaluation and remedial plans for 
the soi l ; 

( i) clarification regarding allocation and design of family units in 
accordance with Councl l1s resolution for the total development 
s ite and the Guidelines for Housing Families at High Dens­
ities. 

2. All approved off-street par-king and loading spaces shall be 
provided in accordance with the r-elevant requirements of the 
Parking By-law within 60 days of the date of issuance of any 
required occupancy permit or any use or occupancy of the pro­
posed development not requiring ah occupancy permit and there­
after permanently muintained in good condition. 

3. All landscaping and t reatment of the open portions of the site, 
including temporary or permanent completion of Thornton Place to 
Main Stt·eet, s hal l be completed in accordance with the approved 
drawings within s ix ( 6) months of the date of issuance of any 
required occupancy permit or any use or occupancy of the pro­
posed development n ot r equiring an occupancy permit and there­
after permanently maintained. 
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Note to Applicant Regarding Comments from Other Departments 

The applicant is advised to note the comments of the Permits &. Lic­
enses, Health and Fire Departments, contained in the Staff Committee 
Report dated September 6, 1989. 

Note to Applicant 

It should be noted that if condition No. 1 has not been complied with 
on or before December 29, 1989, this Development Permit application 
shall be deemed to be refused, unless the date fo r compliance is ·first 
extended by the Director of Planning. 

Any approval is s ubject to any change in the Zoning and Devel~pment 
By-law or other regulations affecting the development that occurs 
before the permit is issuable. No permit that contravenes the by-law 
or regulations can be issued . 

Yours truly, 

- - -Ben Fong 
Plan Checking Technician 
Development Permit Group 
Zoning Division 

cc: City Building Inspector 
Director of Social Planning 
Development Planner, Ralph Segal 

BF/ ch6 
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DEVELOPMENT PERMIT STAFF COMMITTEE REPORT AND RECOMMENDATION - SEPTEMBER 6, 1989 

DEVELOPMENT PERMIT APPLICATION NO. 208380 (COMPLETE AFTER PRELIMINARY) 
100 TERMINAL AVENUE - FC-1 . BF/RS/ch 

APPLICANT: 

PROPOSED 
DEVELOPMENT: 

SITE AND 
CONTEXT: 

I 

F<\LSE I 

FT 
Perkins & Cheung Ltd. 
#210-111 Water Street 
Vancouver, B.C. 
\16B 1A7 

Lots: 
District Lots: 
Plan: 

Site Size: 

C and 3 
196 and 2037 
11511 and 15505 

162,478 sq. ft. 

To construct a residential. complex with bu i1dings varying from 
5 to 30 stor~ys . 

o Site 

The Phase 1 site i s locat ed on the east side of Quebec 
Street. To the north is the former Lafarge Concrete Si t e 
whi ch is presently vacant and the subject of a rezoning 
application . 

o Context 

Immediate adjacent development incl udes: 

(a) Lafarge Si te, the subject of a concurrent r ezoning 
application by the same appl icant. 

(b) Science World. 
(c) East False Creek Park . 
(d) CN Station, a designated heritage building. 
(e) Thornton ~ark . 
(f) Surface parking area. 

I.) IJ 

I 
ST• r10J11 S1 I • 
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Development Permit Application No. 208380 (Complete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC-1 BF/RS/ch 

EXECUTIVE 
SUMMARY: 

HIS10RY OF 
APPLICATION_: 

e,g 09 05 

o Proposal 

This Phase 1 proposal is for a residential development. 
Three 1 eve 1 s of undergrouhd parki ng for 353 spaces are 
proposed. 

The proposa 1 contains a total of 265 ~ 869 sq. ft. of resi ­
dential space with a total of 175 dwelli ng units (164 units 
located in the tower). 

See Appendix A - Plans and elevations; 
Appendix B - Applicant's written design rationale. 

o Issues 

The following issues have been identified: 

- whether this proposal responds satisfactorily to the issues 
ra1sed in the applicable preliminary conditions; 

- whether this Phase I proposal can stand on its own should 
subsequent pha.ses not proceed. 

o Conclusion 

Staff consider Phase l to set an initial high standard of 
design for the remainder of the Bosa development and indeed 
fcir development throughout iast and north False Creek in 
general . The 1 ow rise residenti a 1 component on Quebec 
Street provides a prototype for other arterials where high 
density residential is proposed (Downtown South. Granville 
Slopes) and the issue of how to create an interesting ye.t 
livable street relati?nship arises. 

The tower will be an asset on the skyline as a counterpoint 
to Science World as seen from Cambi e Bridge and other 
vantage points. 

Staff are concerned that the exterior character of the low 
rise easterly component on Thornton Pl ace is of a notice­
ab 1 y inferior standard than the remainder of Phase I. 
Design development ,s needed to upgrade the architectural 
character of this element which will front on what will an 
important public space. 

j' With respect to Thornton Place, Staff recommend that its 
full extent be included in Phase I to maximize public 
benefit in this, the most valuable (for the development) 
component of the overall development. 

Subject to these and a number of other· detailed conditions, 
Staff recommend approval. 

88 10 07 - Preliminary Development Permit Application 
submitted. 

88 11 30 - Urban Des1gn Panel - Non-Support. 
89 01 23 - Revised drawings submitted. 
89 01 25 - Urban Design Panel - Support. 
89 03 21 - Amendment to the East False Creek FC-1 

Guidel ines by Council. 
89 03 22 - Development Rermit Staff Committee. 
89 OLi 17 - Deve 1 opment Permit aoard - Approva 1- i n-· 

Principle. 
89 08 23 - Urban Design Panel - Support. 
89 09 06 - Development Permit Staff Cormnittee. 
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Development Permit Application No. 208380 (Comp1ete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC-1 BF/RS/ch 

ANALYSIS: 

Site Area 

Floor' 
Area 

FSR 

No. of 
0. u. IS 

Uni ts per 
Acre 

Height 

Yard 
Setbacks 

-West of 
Main St. 

-North of 
Terminal 

Parking 

loadi ng 

Amenity 

Interior 
Public 
Space 

69 09 OS 

PERMITTED 

Retail/Service 162,478 s . f . {max. ) 
Office 243,717 s.f.(max.) 
Residential 487 , 434 s .. f.(max. ) 

0 893,629 

Retail/Service 1.0 (max.) 
Office 1.5 (max.) 
Residential 3.0 (max.) 

0 5.5 

0 The combined FSR for the above 
uses is limited to 5.0 or 
812,390 s.f. 

I 

75 ft. (outright) 
275 ft. (conditional) 

--

--
.. --

--

10,000 s . f. (max . ) 

*Note on Proposed FSR 

REQUIRED 

10 ft. 

10 ft. 

353 

--
--

PROPOSED 

Whole site 
Phase I 

162,478 s . f. 
54,499 s.f. 

Retail /Service 
Office 
Residenti al 

N/A 
N/A 

265,869 
*265 , 869 

Retail/Service N/A 
Office N/A 
Resi denti a 1 1. 64 

1.64* 

175 

s.f. 
s . f. 

140 units/acre (Phase I) 

**275.98 ft . (to roof 
parapet) 

**303 .50 ft. (top top of 
elevator room) 

N/A 

N/A 

353 

Nil 

Recreation 7,444 s.f. 
Mtg/Hobby 676 s. f. 
Daycare 2,016 s.f. 

10,136 s.f . 

undetermined 

The FSR on the entire Station Site is 1.64. However, the FSR for the 
proposed Phase I site is 4.88. 

*Note on Height 

The proposed height of 27 5. 98 ft. exceeds the permitted height by 
0. 98 ft. In additi on, the elevator room exceeds the permitted one~third 
width of the building elevation and covers more than 10 percent of the 
roof area 7 in accordance with Section 10 .11 of the' Zoning & Deve 1 opment 
By- law. Prior-to condition 1 (a) (i) requests the applicant to comply 
with this Section of the By- law to qualify for height relaxation for the 
mechan tea 1 room. 
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Development Permit Application No. 208380 (Complete After Prelim) - Sept 6, 1989 
'100 Terminal Avenue - FC- 1 Bf /RS/ch 

COMMENTS 
FROM REVIEWING 
AGENCIES: Planning Department - Development Planner 

69 09 05 

o ·Background 

On Apri 1 4, 1989, Counci 1 approved amendments to the fC- 1 
Guidelines to accommodate the massing of this proposal which 
deviated somewhat from that anticipated by the previous 
guidelines. In addition to amending the guidelines, Counctl 
moved the following: 

THAT the app 1 i cant for a pre 1 imi nary deve 1 opment permit 
for the Station site be urged to provide 20% social 
housing on the site, with the understanding that any 
shortfall in meeting this objective would be provided on 
the Lafarge site at such time as the rezoning for the 
Lafarge site is considered, thereby providing a 20% social 
housing average between the two sites; 

o Response to Applicable Preliminary Conditions 

The preliminary approval was for the entire Station Site. 
Since Phase 1 involves only a portion of the Preliminary 
Development Permit site, only those conditions applicable to 
the Phase I proposal are addressed here. 

Following is a description and assessment of the response to 
applicable preliminary conditions: 

1. (i) further design development to building massing to 
maximize sun access to the interior court; 

This condition had sought fine-tuning of massing, which has 
taken the form of shaving back tower corners and the top 
floors of the low rise components to incre.ase the area of 
court.Yard receiving sun. Staff consider the condition to 
have been met. 

1. (iv) design development to tower caps to comply with the 
width formula of the FC-1 Guidelines and the intent 
of Section 10.11 of the Zoning and Development 
By-1 aw; 

Although the proposed tower exceeds the guideline w.idth of 
85 ft . by approximately 5 ft. and the cap is marginally wider 
than is suggested in the guideline diagram. the guideline 

.;-tower diagonal of 120 ft. is improved upon in t he proposal 
(112 ft.). The stepping and articulation that is so evident 
in the tower more than compensates for the marginal excess in 
the absolute dimension of the tower width _ 

1 . (v) design development to Thornton Place to address 
1 eye 1 changes from Queb.ec and Main Streets and to 
create a high- quality public open space through the 
pr.ovision of seating , lighting and a variety of 
landscaping; 

(Note to Applicant: 

Reference should be made to the Draft Plaza Design 
Guidelines available from the Social Planning 
Department.) 

The success of this public space Will be as much a function 
of the uses ultimately bringing it as i ts design. A positive 
first step has been taken in Phase I with the design that is 
coming forward. A gradual level transition has been incor­
porated to accommodate the slightly raised parking garage 
below. Staff consider the condition satisfied. 
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Development Permit Application No. 208380 (Comp1ete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC- 1 BF/RS/ch 

89 09 05 

1. ( vi,) details of treatment at grade on Quebec Street to 
achieve pedestrian interest at the sidewa1k and 
residential livability; 

The treatment at grade on Quebec Street is noteworthy in that 
it provides a very interesting urban st.reetwal l and pedes­
tri,an interface at the sidewalk in an arrangement that deals 
effectively with a heavi ly trafficked environment. The 
stacked townhouses in the low rise - component are through 
units, with living rooms and half of t he bedrooms facing 
Quebec Street and family rooms and the remai ning bedrooms 
facing the quiet , semi - private' courtyard. The 20 ft. Quebec 
Street setback contains direct entries to grade- oriented 
units, which are raised a half level above the sidewalk, 
throu.gh 1 andscaped entry gates and courtya'rds. Staff hope 
this ·arrangement can serve as a prototype for the Downtown 
South and G.ranville Slopes high density residential (HOR) 
neighbourhoods. 

1. (vii) details of architectural treatment and materials of 
all buildings; 

(Note to Applicant: 

Use of masonry to respond to the CN Station and the 
predominan~ character of Main Street is encouraged.) 

Staff consider the architecture of this project to be exem­
plary and are pleased to note the extensive use of brick. If 
this quality of architecture and livability, as mentioned 
above, can be carried through on the Lafarge site (this being 
a rezoning application), Staff's confidence is heightened 
that the overall development can be successful. 

Staff are concerned that the easterly low rise component is 
of a l esser architectu'ral q'uality than t he remainder. This is 
troubling in that it fronts on Thornton Place an~ will set a 
less than sympathetic tone for this important public space 
and for the project in genera1. Design development is 
recommended here. 

1. (viii) examination of vehicular sE!rv1c1ng shall be 
carried out to optimize location and to create a 
sense of arrival to the project; 

Vehi cu 1 ar access to this a 11-resi dent i a 1 component is from 
"'Quebec Street through a bridged-over driveway adjacent the 

tower lobby . The condition has been satisfied. 

1. ( ix) clarification of the treatment at the Station/ 
Lafarge property line; 

(Note to Applicant: 

A high qual ity termi nation of the subject site 
must be achieved should the devel opmen,t of the 
Lafarge Site not proceed.) 

Clari fi cation is needed regarding the treatment of the end 
(north) elevation of the low rise component which~ if the 
proposal for the Lafarge site proceeds, wou1d become a party · 
wall but, if not, would be exposed. 

The temporary north edge of the courtyard will terminate in a 
sloped, planted edge. With the provision of a satisfactory 
north elevation, this condition will have been met. 
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Development Permit Appl i cati on No. 208380 (Complete After Prel im) - Sept 6, 1989 
100 Terminal Avenue - FC-1 Bf/RS/ch 

BS 09 OS 

1. ( x) design development to interior court to provide 
for a variety of funct ions catering to a diversity 
of user groups; 

Staff is sati sfi ed that the court addresses user needs. 

1. -(xi) clarif icati on regarding the location, and design 
detai ls, of non-market housing, in accordance with 
Council's motion of April 4, 1989; 

The applicant is pursuing 70-80 non-market units on the 
Station Site, of which 30- 40 non- fami ly units (singles, 
couples and/or seniors) are targeted in Phase 2 adjacent the 
ALRT station and 30- 40 family UTiits are planned in Phase 3 on 
the north side of Thornton Place at Main Street. The latter 
will have the main se111i -.private courtyard on the Station 
Site. These two components constitute approximately % of 
the Station site development, thereby meeting Council's 
instruction. 

An acoustic and structural analysis of the impact of noise 
and vibration of the ALRT station on the non-family Phase 2 
component concludes that 

Engineering and Social Planning Departments 

The recommendations of the 'Engineering and Social Planning 
Departments are contained in the prior- to conditions noted on 
pages Cf to // of this report. 

Permits and licenses Department 

Building By- law requ~rements relat1ng to . high-rise measures, 
exits, separation of low and high buildings and garage security, 
may necessitate minor design changes. 

Health Department 

The Health Department has recorrmended that: 

( i ) 

(ii) 
I ' 

detailed acoustical analysis (for Phase I) be submitted 
which assesses noise impacts on the site and recorrmends 
np_ise mitigation measures to achieve noise criteria; and 

the issue of contaminated soils and any required remedi a 1 
action be resolved to the satisfaction of the Medical 
Health Officer and the Ministry of Environment. 

1n addition, the Health Depar tment has advised that: 

(a) detailed drawings for food/kitchen spaces .are to be 
submitted for review by the Health Department for com­
pliance with Health By- l aw #4387 and the Food Premises 
Regulatiohs prior to construction . 

(b) details of swimming pool's/lap pools are to be submittecl to 
the Health Department and Provincial Health Engineer prior · 
to construction; 

( c) adequate, conveniently 1 ocated garbage stora~e areas are 
to be provided; 

(d) underground parking shall be adequately ventilated to 
prevent the build- up of noxious gases; 
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Development Permit Application No . 208380 (Complet~ After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC- 1 BF/RS/ch 

89 09 05 

(e) detail s of al l amenity areas are to be submitted for 
review pr ior to construction; and 

(f) mechanical equipment (ventilators , generators, compactors) 
shall be designed and located to m1n1m1ze noise impacts 
and comply with Noise By-Law No. 4984. 

Fire Department 

The Fire Department has reviewed and cl eared this appl ication 
for fire-fighting access only. 

Design 

The Urban Des~gn Panel reviewed this application on August 23, 
1989 and provided the following comments: 

"EVALUATION: SUPPORT 

In the first phase, this project proposes to construct a 30-
storey tower with 164 re.sidential un1t.s and a daycare centre, 
and two 5- storey wings containing 11 townhouse units . The phase 
one site is 1 ocated on Quebec Street to the north of the ALRT 
Station and the phase two site . It includes the western half of 
Thornton Place. 

The Panel supported this project on ·January 25, 1989 as a 
rezoning of 5. 47 acres (the Lafarge sfte) and as a preliminary 
development permit for 3.75 acres (the Station Site). Concerns 
were expressed about the form of development~ including: 

the solidness of the towers and developing a more joyous 
architectural expression; 

the livability of Quebec Street and treatment of the 
public/ residential interface; 

creating a residential scal e for the open space and 
developing roofscape; 

creating a pleasant arrival experience for residents 
coming home by car and for pedestrians. 

The Pan'el support ed this project as a complete submission nd 
offer s t he following cornmeTits: 

Tower and Thornton Wing 

The 5-storey wings 'form an appropriate strong base for the 
tower. On the Quebec Street facade to improve the building 
proportions, the tower expression has been brought down to grade 
in a very slick manner. The Panel suggested the treatment of 
this facade · might benefit from some additional texture and 
perhaps a canopy/weather protection. 

The Thornton or east building seems heavy and unrelated to the 
townhouses on Quebec Street. The Panel suggested lightening the 
corners with elements such as balconies, glazing, etc . and 
possibly adding p'itched roofs ·to create more of a townhouse 
character. Because the eastern wall of this wing will be highly 
vi si bl e until subsequent phases proceed, more architectural 
treatment and arti cul ati.on is recommended. · 
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Development Permit Application No. 208380 (Complete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC-1 Bf/RS/ch 

Parking 

The Panel was not convinced that pavers and terraced. planters 
would make the open visitors parking area and parkade entrance 
an i nviting place. At a full level below the courtyard, the 
area will be potentially dark and windy with noisy echoes 
drifttng upward . The Panel thought it should be gated, covered 
and made part of the building. Skylight s could provide natural 
light if desired . 

Glazing 

The 1 arge extent of green g 1 ass on the Quebec Street facade 
gives the tower more of an office than a res i dential look. 
Strata control s on individual residential window treatments will 
be important. 11 

NOTIFICATION: Three signs were erected on the site since February 22, 1989. 

DEVELOPMENT 
PERMIT STAFF 
COMMITTEE 
COMMENTS : 

89 09 o,:s 

In addition, 31 property owners and i nterest ed groups were 
notified by letter on February 17, 1989 at the prel iminary 
stage. 

The above owners and interested groups were ·renotified by l etter 
on August 23, 1989 regarding thi s cemplete appl i cation. No 
response has been received to date. 

, 
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Development Permit Application No_ 208380 (Complete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC - 1 BF/RS/ch 

PLANNING STAFF 
RECOMMENDATION: 

89 09 05 

THAT the Board APPROVE Development Permit App 1 i cation No . 
208380 as submitted, the plans and i~formation forming a part 
thereof, thereby permitting, the construction of a residential 
complex with buildings varying from 5 to 30 storeys. subject 
to the following conditions : 

l_ Prior to issuance of the Development Permit : 

(a) revised drawings sha 11 be submitted, to the sati s­
f action of the Director of Planing, clearly indi ­
cati_ng, 

( i ) 

{ i i ) 

( i ii ) 

height of tower not to exceed 275 ft. in 
accordance with Section 4.3.2 of the FC- 1 
District Sch~dul er 

lf,1-U~J €,",P 
elevator ~m a ti-le top of the tower to 
comply with Section 10.11 of the Zoni·ng & 
Development By~law 

design development to easterly low rise 
component to upgrade its architectural 
character to be compatible with the remainder 
of the scheme, taking · into account it prom­
inence on Thornton Place; 

inclusion of all of Thornton Place in Phase 
l; 

(v) covering over and landscap1ng of open portion 
of garage entrance, taking Into account 
comments of the Urban Design Panel; 

(Note t o Applicant: 

Full details of materials and treatment of 
the vehicular access area are needed, in view 
of its prominence on Quebec Street; 

(vi) north elevation of Quebec-fronting 1 ow rise 

.. evii :::::::nt o:t t::r::::da::o::g:has:n;; pick-up 
. operation, including satisfactory provision 

· for recycling storage, to the satisfaction of 
the Di rector of Planning and the City 
Engineer; 

(Note to Applicant: 

Adequate height clearances mus~ be indicated 
on the drawings . ) ~,J ~ lf"~;(;X'i.,.,-1 

e design developmen~t¥ l~cate, i ntegrate and 
f u 11 y screen any emergency generator, e 1 ec­
tri cal substation and gas meter , in a manner 

· that minimizes their impact on open space and 
t he public realm; 

( i X) design elevations at all vehicular and 
pedestrian entrances at street 1eve1, to the 
satisfaction -of the City Engineer; 
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Development Permit Application No. 208380 (Complete After Prelim) - Sept 6, 1989 
100 Terminal Avenue - FC-1 BF/RS/ch 

(x) crossing design to t:he satisfaction of the 
City· Engineer; 

(xi) provision of sewage pump station upgrading to 
meet the development capacity requirements , 
to the satisfaction of the City Engineer; 

(xii) details of residential loading bay provisions 
as required by rezoning .for the Lafarge Site, 
to the satisfaction of the City Engineer; 

(Note to Applicant: 

·Commercial loading bays may be uti 1 i zed if a 
convenient residential shared access is 
provided and no loading bay relaxation -is 
granted.) 

(xiii) re 1 ocati on of loading under9round for Phase 
II, or provide a loading opera t i on at grade 
level which does not involve backing across 
Phase 1 parking entry. Adequate cl e.arance 
height is required for underground l oading . ) 

design development of the proposed daycare, 
in parti cular, its size and furnishing 
details, to,.~~r:e,~~.compliance with City 
objectivest1.,~o 1 · · e ' "satisfaction of the 
Director ot' Social lanning;<t, rt_@,,. . 

(Note to App l icant : 

Investigation into 
needs and functional 
sitate modifications 
space.) 

the projected daycare 
requirements may neces­
to the proposed daycare 

details of the privacy screens between 
adjoining patios and balconies to ensure 
visual and acoustical priva , the satis-
faction o · f Social P · ing; 

(-(,~l p ovision of pedestrian lighting al 
CJ! ifhornton Place to enhance public safety, 

he sati sf action of the Di rector of S 

Pla ~·--------
(b.) arrangements shall be made, to the satisfaction of 

the City Engineer, for: 

(i) curb modifications on Quebec Street; 

(ii ) ;~ ~_✓.;;trfu ng Lafarge 
/ S~t;;l,&nd 

(iii) street trees, sidewalk treatment. canopies . 
etc; 

(c) clarification shall be required, to the satisfaction 
of the Ci~Engineer, regarding: 

~.r ·:r 
( i) ~'futu e connection points from parking 1 evel s 

\'w to Main Street access; and 
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BF/ ch 

- .L.L -

ment Permi t A lication No . 208380 
minal Avenue - FC~l 

Com lete After Preltm - Sept 6, 1989 
BF/RS/ch 

,-

13 a l etter of undertaking sha 11 be submitted by the 
owners, to the satisfaction of the Directo~ of 
Social Planing, regarding the furnishing and avail­
ability f or use of the amenity areas by all occu­
pants of the building. 

(e) 

C 

submission of a detailed acoustical' analysis (for 
Phase 1) which assesses noise impacts on the site 
and reco~mends noise mitigation measures to achi eve 
noise criteria; 

(Not e to Appl icant : 

Details and written confirmation on plans to indi.-
. cate that acousti ca 1 measures wi 11 be incorporated 

into the final design, based on the consultant 1 s 
analysis as concurred with or amended by the Medi cal 
Health Officer.) 

(f) cl arification shall be required, to the satisfaction 
of the Medical Health Officer and Ministry of 
Environment, regarding remedial action on the 
contaminated soils. 

2. All approved off-street parkiTig and loading spaces shall 
be provided in accordance with the relevant requirements 
of t he Parking By-1 aw within 60 days of the date of 
issuance of any requi r ed occupancy permit or any use or 
occupancy of the proposed development not requiring an 
occupancy permit and ther eafter permanently ma1ntained in 
good condition. 

3. All landscaping and treatment of t he open portions of the 
site shall be completed in accordance with the approved 
drawings within six (6) months of the date of issuance of 
any required occupancy permit or any use or occupancy of 
the proposed development not requiring an occupancy 
permit and thereafter permanently maintained . · 

Note to Applicant Regarding Comments from Other Departments 

The appl1cant is advised to not e the comments of the Permits 
& Licenses, Health and Fire Departments, contained i n the 
Staff Committee Report dated September 6, 1989. 

Note -to Applicant 

It should be noted that if condition No. l has not been 
comp11ed with on or before December 29 , 1989, this Develop­
ment Permit appl ication shall be deemed to be refused, unless 
t he date for compliance is f i rst extended by the Director of 
Planni ng. 

Any approval is subject to any change in the Zoning and 
Development By- law or other regul ations affecting the 
development that occurs bef ore the permi t is issuabl e. No 
permit that contravenes the by- 1 aw or regu 1 ati ons can be 
issued. 

A. R. Floyd, Chairman 
Development Permit Staff Committee 
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June21, 1989 PERKINS & C~G LTD. 

City of Vancouver 
Planning Department 

Suite 210 
111 Water Street 

Vancouver 
British Columbia 

V6B 1A7 
Telephone (604) 685·2088 

Fax (604) 685-18B9 453 W. 12th Avenue 
VancouverBC V5Y IV4 ARCHITRECTIJRE 

URBAN DESIGN 
INTERIORS 

Atm: Ben Fong, Plan Checking Technician 
Development Permit Group 

Dear Sir: 

RE; Station Site Phase 1 Development Permit Application Number 208380 

We are pleased to. submit the enclosed development permit drawings for Phase 1 of the 
Bosa Development Corporation Station Site. 

We responded to the 'prior to' conditions outlined in your letter of April 24, 1989 as 
follows: 

L L We have reduced the visual bulk of the towers as shown on our elevation 
drawings in keep4tg with the FC-1 guidelines. The Phase 1 tower complies 
with the diagonal dimension requirements as described in I.he FC-1 guidelines. 

u. Not applicable t0 Phase I. 

lll. Not applicable to Phase 1 (ground floor retail has been deleted from the base of 
the 30 storey rower.) 

iv. The portion of the tower cap which exceeds the maximum height limit also 
complies wirh the FC-1 guidelines and section 10.11 of the Zoning a,n~ 
Developme.~tBylaw. The roof structure does not exceed 1/3 •of the width and 
does not contain any floor area except the allowable elevator shaft penthouse 
and machine room. 

; 

v. Thornton Place is an important public amenity. Design Development 
responses are as follows: 

-Stepped plazas or courts (to maximum of 4.5 ft (4.8 with paving)) for a variety 
of activities: 
-Sitting and meeting comts, benclies and other fixed seating. 
-Movable seating related to outdoor cafes and restaurants. 
-Fountains and feature plantings, individual shrubs, trailing vines and 
groundcovers, seasonal floral displays. 
-Major and minor circulation routes, smaller courts for conversation, larger 
space as main plaza. Use of different paving scale and patterns to designate 
circulation routes. 
-Canopy trees to provide shade, frame view line across to Science World and 
Thornton Park. Trees step down to arrival coun. 
-.Arrival court is fully pedestrian accessible. These courts provide address to 
residences and commercial space, and have pone cocheres. 
-Weather protected circulation along retail edges, both sides of Thornton Place. 
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vi. Quebec Street: Treatment at Grade: 
-Entry garden courts, with ornamental metal fencing, gates, flowering trees and 
shrubs. 
-Low, stepped masonry garden walls to pick up grade change and to attenuate 
street noise. Upper wall acts as privacy and noise baffle. Lush landscaping 
provides a visual focus for residents and public. 
-Caliper street trees, evenly spaced, grown on standard for automobile clearance 
and pedestrian views, provide street canopy and contrast with smaller flowering 
trees. 
-Distinctive paving treannent, brick and concrete; brick paving at each entry 
coun. 
-Distinctive entry paving and planting (garden-seini private) at any major 
entrances. 

vii. Details of architectural treatment and materials for Phase 1 (tower and lowrise) 
have been indicated on the drawings. As suggested, extensive use of masonry 
has been incorporated particularly in the tower base and lowrise. 

Yll.l. Vehicular servicing to create a sense of arrival to the project has been achieved 
through the inrroduction of motor couns 9n both ends of Thornton Place, with 
pone cochere as the tower entrances, Extensive use of pavers and landscape 
elements minimize lhe impact of the motor courts making them unobstrusive for 
the pedestrian. 

u . Station/Lafar~ Propeny Line: 
This line will be treated as follows: 
-3:1 slope to grade from courtyard level. Slope to be planted with columnar 
trees, shrubs and ground covers. 
-Ornamental metal fence and hedge at courtyard level. 
-Concrete pavers set in grass at upper level to create connection across common 
space. See landscape drawings. 

x. foterior Court 
This space provides for a variety of activities and responds to the needs of a 
range of age groups: 
-walls and pathways, disabled accessible. 
-trellised sitting areas and meeting courts, shade gardens and display gardens; 
(ie. roses, fragrance). 
-sandbased play couns, rot-lots and hard surfaced play court for different age 
groups of children. Adjacent sitting areas penrtlt surveillance by parents. 
(these areas are landscaped) 
-Grassed commons framed by canopy trees on low sining berm for a variety of 
activities. 
-Gazebos and arbors can accommodate larger functions, ie. "block pany'', 
reception, picnic, etc. 
Where pri vare courtyards front on the coun, view to the court is enhanced an~ 
privacy is provided through hedges/planting. 

xi. The developer has agreed to provide 20% of the total number of units as social 
housing. 

xu. McJlhanney Associates were retained to take sitings from the intersection of 
Main and 2nd A venue to the North shore mountains and calculate the maximum 
heights for the buildings along Main Street based on geodetic datums. The 
height for the southern most residential tower adjacent to the ALRT has been 
calculated (as per Mcllhanney letter and table, June 19, 1989 attached) to be 
52.2m geodetic. Subtracting the building grade of 4.4m at th1s location (based 
on Cicy of Vancouver Engineering Department) would allow a 
maximum building height of 47.8m (156.8 ft). 
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All building grades and design elevations have been i'lcated on the 
drawings for Phase 1. 

11. Vehicular entrances will be city standard crossings. 

m. Median and curb modifications along Quebec Street will be to the 
satisfaction of the City Engineer. 

1v. Loading facilities and service ~orridors will be provided in Phases 2 and 3 
of the development. 

v. The total number of parking spaces has been recalculated based on the 
deletion of significant retail space and on the provision of social housing 
using section 4.2.1.8 of the City of Vancouver Parking Bylaw. The 
calculations are shown on drawipg Al. of our submission. 
The provision of 70 parking spaces for office use and 100 spaces for 
Science World will be provided although not in Phase 1 of the 
development 

vi. Phase 1 of the development is entirely residential use and does, not require 
loading spaces as per City of Vancouver Parking Bylaw. 
Phase 2 & 3 will provide loading facilities as calculated. 

vu. Garbage storage is provided in the first parking level undergrou!Jd. 

viii. First step risers have been designed to be at least 1 ft back from City 
property lines. 

1x. Design of storm and sanitary systems will be to the satisfaction of the City 
Engineer. We have been informed by our mechanical consultant ( Mr. 
Andy Roger, SRC Engineering Consultants) that upgrading of the sewage 
pump station will not be required for Phase 1 but will be required at arr 
appropriate phase in the future. 

x. Not applicable to Phase 1. 

;ic1. Street trees have been de1eted on the .landscape drawings. 

XU. a. 
t 

b. 

The parking levels have been designed to be interconnected in 
subsequent phases of the project to allow for direct access to both 
Quebec and Main streets. 

The Quebec and Main Street accesses will be located more than 45 m 
from Terminal avenue_ 

) 
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~T~ 
Bulk storage has been provided within every unit In addition, further 
bulk storage lockers have been allowed for in the firsr parking level 

ii. Bicycle storage space has been provided in the first parking level. 

iii. Overhead security gates will be provided to residential parking. 

iv. See drawings. 

v. See letter of undenaking from Bosa Development Corporation. 

vi. The location of social housing has been identified on our drawings. There 
will not be any social housing in ·Phase i of this development 

vii. Possible locations for community facilities have been identified on our 
drawings. Specific tocations in subsequent phases will be confirmed 
pepending upon the specific requirements of the facilities. 

viii. All entrances to residential buildings will be key access with intercom 
systems. Semi-private counyard areas will be secured with locked gates 
to prevent access by the general public. In particular. Thornton Place has 
been designed to avoid hidden areas and will be equipped with extensive 
landscape lighting. 

1x. See letter from Bosa Development Corporation. 

x . Notation as outlined has been noted on the parking plans. 

2. C . i. An acoustic report from Brown Scracban Associates has previously been 
submitted. 

u. See letter from Bosa Development Co:rporation. 

We trust this satisfies your requirements at this time. If you have any questions please do 
not hesitate to call me. · · 

Yours truly 
r 

DavidHewin 
Perkins & Cheung Ltd. 

. .. 
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City of Vancouver 

In reply please refer to: 
Ben Fong at 873-7788 

PLANNING DEPARTMENT: 453 West 12th Ave., V<!ncouver, BrT1lsh Columbia, Canada VSY 1V4, (604) 873-7344 

Ray Spaxman, Director 
1989 04 24 

Perkins & Cheung Ltd. 
210-111 Water Street 
Va11.couver, B. C. 
VGB 1A7 

Dear Sirs: 

100 Termihal Avenue 
Development Permit Applicat ion Number 208380 

Your application was consi dered by the Development Permit Board at its 
meeting of April 17, 1989, and it was resolved to approve in principle 
t he concept of developing a mi xed-use complex with buildings varying 
from 3 to 30 storeys, as submi tted under Development Permit Applica­
tion No. 208380. 

1. Prior to the submission of a complete application for various 
components of the scheme for a final decision, the applicant is 
directed to carry out the following as appropriate to each phase 
as submitted: 

( ; ) further design development to building massing to maximize 
sun access to the interior court; 

(ii) design development to t he southerly residential component 
to improve its relationship to the ALRT station, inc1uding 
acoust i c and privacy considerations; 

(Note to Applicant~ 

Consideration must be given to the program of this com­
ponent if any portion of it is for non-market housing . ) 

(iii) details of measures to overcome privacy, servicing and 
mechanical equipment conflicts between ground floor 
commercial, particularly restaurant, and second floor 
residential; 
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(iv) design development to tower caps to comply with the width 
formula of the FC-1 Guidelines and the intent of Section 
10.11 of the Zon ing and Development By-law; 

(v) design development to Thornton Place to address level 
changes from Quebec and Main Streets and to create a 
high-quality public open space through the provision of 
seating, l i ght ing and a variety of landscaping; 

(Note to Appl icant : 

Reference should be made to the Draft Plaza Design Guide­
lines available from the Social Planning Department .) 

(vi) details of treatment at grade on Quebec Street to achieve 
pedestrian interest at the sidewalk and residential 
livability; 

(vii) detai l s of architectural treatment and materials of all 
bui 1 di ng,s; 

(Note to Applicant: 

Use of masonry to respond to the CN Station and the 
predominant character of Main Street is encouraged.) 

(viii) examination of vehicular servicing shall be carried out to 
create a sense of arrival to the project; 

(ix) clarification of the treatment at the Station/Lafarge 
property line; 

(Note to Applicant: 

A high quality termination of t he subject site must be 
achieved should the development of the Lafarge Site not 
proceed.) 

(x) design development to interior cou rt to provide for a 
variety of funct ions catering to a diversi ty of user 
groups; 

(xi) clarification regarding the l ocation, and design details, 
of non-market housi ng, in accordance with Council's motion 
of April 4, 1989 calling for a minimum of 12% of the total 
nu~ber of un its to be non-market, wi t h the developer to 
explore the provision .of up to 20% as non-market housing; 

(xii) verification that the toweF on Main St. adjacent the ALRT 
Station preserves the North Shore mountain outline as 
viewed from 2nd Avenue; 
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2. lh addition to the design refinements noted above, the applicant 
is to take into account the recommendations and comments of the 
following City Departments when dealing with t he complete 
application : 

( a) Engineering Department 

(i) indication of City building grades and design eleva­
tions at a11 entrahces, proposed roads, ramp break 
points and parking levels; 

(Note to Applicant: 

Ramp connections to various parking levels sha11 be 
clarified to the satisfaction of the City Engineer.) 

(ii) all vehicular entrances should be standard City 
crossings; 

( i ; i ) 

( i V) 

(v) 

(Note to Applicant: 

Curb returns should be deleted.) 

median and curb modifications along Quebec Street as 
required to service the development, to the 
satisfaction of the City Engineer; 

provision of hammerhead access to loading facilities 
and service corridors to various uses; 

prov ision of a minimum of 967 parking spaces; 

(Note to Applicant : 

The applicant should note that at least 70 parking 
spaces for the office use shal l be made available for 
transient parking during non-office hours (i.e. 
evenings, weekends and holidays) for visitors to 
Science World. 100 parking spaces shall be properly 
signed and designated for use by Science World.) 

(vi) provision of loading spaces in accordance with the 
Parking By-law; 

(Note to Applicant : 

A portion of the loading requirement (3 bays) must be 
provided in the northerly half of the proposal for 
direct service to the retail and residential uses. 
In the proposed southerly loading facility, one 
loading bay is to be made available for residential 
loading .) · 
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( b) 

- 4-

(vii) prov1s1on of adequate garbage storage and pick-up 
facilities for all phases of this development; 

(Note to Applicant: 

One 5 ft. x B ft. container must be provided for each 
30 residential units in addition to the containers 
required for the retail/ office uses, to the satis­
faction of the City Engineer.) 

(viii) first step riser shall be located at least 1 ft. back 
from City property line; 

(ix) arrangements shall be made , to the satisfaction of 
the City Engineer for the design of storm and sani­
tary systems; 

(Note to Applicant: 

Sewage pump station upgradihg will be required at the 
developer's expense . ) 

(x) arrangements shall be made, to the satisfaction of 
t he City Engineer, for all awnings/ P·rojections over 
City property; 

(Xi) deletion of all street trees shown on submitted 
drawings; 

(Note to Applicant~ 

Street trees are encouraged , but they shall be to the 
satisfaction of the City Engineer in consultation 
with the Parks Board , and arrangements shal l be made 
prior to the issuance of any Development Permit.) 

(xii) accesses as shown are acceptable and must be main­
tained as follows for any future site alterations: 

(a) below grade parking levels with di rect access to 
both Quebec and Main Streets. 

(b) no Quebec Street or Main Street access is with in 
45 m of Terminal Avenue. 

Social Plann ing Department 

( i) prov1s1on of a minimum of 200 cu . . ft . of bulk s torage 
s pace for every dwelling unit; 
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(c) 

(ii) prov1s1on of bicycle storage space adequate for a 
minimum of one bicycle for every four dwelling units; 

(iti) provision of an overhead security gate at all 
entrances to the residential parking which shall be 
separated from the public and commercial parking; 

(iv) prov1s1on of distinct, easily identifiable and 
accessible residential entrances; 

(v) details of all proposed ame'nities with particular 
regard for their finishing, furnishing, use manage­
ment and accessibility by residents and/or workers; 

(vi) clarification regarding the provision and location of 
family housing in accordance with Council-approved 
guide l in es ; 

(Note to Applicant: 

Design of the family units shall take into account 
the principles for "Housing Families at High 
Densities 11 ,) 

(vii) clarification regarding the provision and location of 
community facilities including a child care facility; 

(viii) clarification regarding safety and security con­
siderations for all public areas, in particular, 
Thornton Place Mall, as well as separation of all 
public and private outdoor ar~as; 

(ix) a letter of undertaking shall be submitted by the 
owners, to the satisfaction of the Director of Social 
Planning, regarding the furnishing and availability 
for use of the amenity areas by all occupants of the 
building; 

(x) notation on plans stating 11 The design of the parking 
structure regarding safety and security measures is 
to be first approved by the Director of Social 
Planning, who shall have regard to the 'Parking 
Facility Design Guidelines and Standards' approved by 
City Council Octobe·r 5, 197611 ; 

Health Department 

(i) submission of an acoustical consultant's report which 
assesses noise and vibration impacts on the total 
site and recommends noise and vibration mitigation 
measures to achieve noise ctiteria shall be made 
available when the complete application for the first 
phase is submitted; 



- 6-

(ii) clarification shall be required, to the satisfaction 
of the Medical Health Offi cer and the Ministry of 
Environment, regarding remedial act i on on the 
contaminated soils. 

Note to Applicant Regarding Comments from the Permits & Licences and 
Health Departments 

The applicant is advised to note the comments of the Permits & Licences 
Department and the additional comments of the Heal th Department con­
t ained in the Staff Committee Report dated March 22, 1989. 

Note to the Applicant Regarding Processing of the Complete Application: 

The Complete Application is to be reconsidered by the Development 
Permit Board . 

It should be noted that if a complete application has not been sub­
mitted on or before July 31, 1989 1 this prelimi nary Development Permit 
Application shall be deemed to be refused unless the date for submi t­
ting a complete application is first extended by the Director of 
Planning. 

This approval in principle is subject to any change in the Zoning 
By-law or other regulations affecting the development that occurs 
before the permit is issuable. No permit that contravenes the by-law 
or regulat ions can be issued . 

A complete development permit application may be fi l ed at the Zoning 
Counter , located at the north end of the Second Floor, East Wi ng of 
City Hall. For further direction, please enquire at the Permits & 
Licenses Reception Area. 

Yours truly, 

Ben Fong 
Plan Checking Technician 
Development Permit Group 
Zoning Division 

cc: City Building Inspector 

BF/ch 

Oirecto~ of Social Planning 
Development Planner, Ralph Segal 
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201-3701 East Hastings Streel, Uurnaby, 13.C. VSC 2H6 Phone (604) 294~0666 fax (604) 291-9120 

June 21, 1989 

Mr. Ben Fong, 
PJan Checking Technkian, 
Development Permit Group, 
City of Vancouver, 
453 West 12th /\venue, 
VANCOUVE:R, B.C. 
V5Y l \/.4 

Dear Mr. rong: 

JUh )i -,1189 
))1 

City of Vancouver 

Subject: 100 Terminal Ave nue -- D .P.A. No. 208380 

Based on your letter dated April 24, 1989, outlining ' prior to ' conditions and 
following numerous meeting with staff from Planning, Engineering, Social 
PJannjng, and Parks, we are now able to properly respond with respect to this 
application. Furthermore, we have prepared substantial drawing amendments in 
addition to thfa written submission as a part of our response . These di-awing 
amendments (six sets) we re forwarded by Perkins & Cheung to the Planning 
Department for circulation and review approximately three weeks ago. 

ln the order of the items outlined in your Apr'il 24th Jett.er, we respond as 
follows: 

L (i) Buildjng massing has undergone substantial refinement by Perkins & 
Che ung and sun/shadow diagrams have been modified accordingly. 

( ii) Furl.her design development of lhe precinct adjacent to the ALRT 
station will be unde rtaken as part of the full development permit 
application for Phase 2 or the station propecly . Discussions wilh 
respect Lo Lhe non-marl<et housing ·component of th.is portion of the 
project l1ave been jnitiated with Social Planning and will be 
ongoing. 

( lii) Many ot the potential conflicts between commercial and residential 
uses have been addressed in the amended drawing submission; 
however, more detailed review wHl be completed in conjunction 
with f ull deve lopment permit applications for each phase. 

(i v) Modification of tower caps to comply with FC-1 Guidelines and the 
Zoning Bylaw 11ave been undertal<en ancl are reflected on the 
amended drawings. 

. .. /2 
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Mr. Ben Fong 
City of Va11couver 
June 21 , 1989 

Page 2 

( v) Design development of Thornton Place has been undertaken by the 
landscape architect, including provision for pedestrian amenities, 
grade change, and a variety of landscaping. Our landscape 
architect is very familiar with the Draft Plaza Guidelines and is 
giving consideration to the Guidelines in design of public spaces. 

(vi) Detajls of treatment at grade on Quebec Street (uses, landscaping, 
setbacks, grade changes, screening, etc.) are being developed as 
part of each phase. A substantial amount of the Quebec Street 
frontage will be included within the Phase 1 development permit 
application to be submitted shortly. 

( vU) Each full development permjt application will provide detailed 
information on a rchitectural treatment and materials. 

(viii) In response to comments of Planning and Engineering, the Design 
Panel, and Development Permit Board, we have examined issues 
related to vehicle servidng (parking access, loading, dropoff, etc.) 
and have developed an alternate scheme. We understand that this 
matter will be reviewed in detail in conjunction with each full 
development permit application. 

(i~) The architect has developed a suitable termination to the Station 
project to deal with the possible eventuality that the Lafarge 
component does not proceed . 

(x) The interior court areas have been re-examined to respond to 
issues related to privacy, sunlight, potential use by children, 
security1 diversity of use, etc. 

(xi) The objective in examining potential on the Station site for non­
market housing has been to realize close to 20% non-market (70-80 
units). In discussions with Social Planning regarding their criteria 
for provision of housing for different groups, we have identified 
two separate non-market projects for the site as follows: 

a) a project of 30-40 uni ts on the portion of the si te adjacent 
to the ALRT station {Phase 2) targeted for non- family 
residents (singles, couples, and/or seniors); 

b) a project of 30-40 units on the low- rise portion of the 
project at the northwest corner of Thornton Place and Main 
Street ( Phase 3) targeted to families with children. This 
location allows access to private and semi-private public space 
and activi ty areas within the inner court. 

Detailed architectural information will be presented as part of the 
Phase 2 and Phase 3 development permit submissions. 

. .. /3 
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/ 
Mr. Ben Fong Page 3 
Ci t y of Vancouver 
.lune 21, 1989 

(xii) 

2. 

Precise survey analyi:,is has been undertaken to verify the maximum 
permJtted building he.igllts along Main Street to protect North 
Shore mountain views. 

(a) (i) Building gi:ades, floor elevations, etc. have been added to the 
drawings. Details of ramp connections will be finalized at the 
development permit stage for each phase. 

(ii) All vehicle entrances wiU be detailed with standard sidewalk 
crossings. 

(iii) Preliminary plans have been received from Engineering with respect 
to modifications on Quebec Street; any changes are generally 
assodated with the Lafarge rezoning and in particular, the new 
street(s) to be dedicated on that site . 

(iv) Details of loading and servke access including maneuvering and 
turnaround provisions have been discussed witJ1 Engineering and 
will be finaljzed in conjunction with each development permit. 

(V) The overall parl<ing allocation ior the S tation s.ite will be 
recalculated as each development permit is submitted. Our 
amended submission fodicates an anticipated parking count of 901 
spaces, including 100 spaces for Science World. (Note that the 
spaces for Science World are related to the Lafarge rezoning.) 

(vi) Loading is provided in acc0rdance with the Bylaw. 

(vii) Garbage storage and pick up will be designed for each project itl 
association wilh loading and service facilities. 

(viU) All steps will conform with Cjty requlrements. 

(ix) Discussions have been initiated between our consultants and the 
Engineering Department with respect to storm and sanitary sewer 
connections. Any City-initiated cost sharing proposals will be 
reviewed by us. 

(x) Due to building setbacks around the site, we do not expect any 
encroachments onto City streets; however, any such encroachments 
would be subject to City approval. 

(xi) Substantial street tree planting is an essential ingredient in the 
transfom1ation of this area into a desirable urban space. Given 
pedestrian activity associat ed with the ALRT station, new shops, 
offices and residences, Science World, and new park development 
around False Creek, we anticipate that the City will cooperate 
and/or participate in landscaping and tree planting programs. 

. •• / 4 
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Mr. Ben Fong 
City of Vancouver 
June 21, 1989 

(xii) Amended drawings meet the requirements as stipulated. 

(b) (i) Adequate residential storage will be provided. 

(ii) Bicycle storage will be provided. 

Page 4 

(iii) Security grilles will be installed so as to separate and secure 
owner/tenant occupied spaces from public, commercial or visitor 
parking. 

(iv) Detailing of residential entrances will be undertal<en as part of 
each indivi,dual developrnent permit application. 

(v) Amenities wilJ be detailed as part of each permit apptication; 
generally, we expect lo be providing substantial resident facilities. 

(vi) Provision and location of family housing, including the non-marl<et 
component for this site, will be reviewed and agreed with Social 
Planning. 

( vii) Discussions regarding the provision and location of community 
facilities is related to the Lafarge rezoning in part; however, 
faciHties such as child care space, multi-purpose space, 
fitness/aquatic facilities, etc. will be considered as part of each 
development permit application. 

( viii} Details of safety and security considerations related to public, 
semi-public, private, and semi-private space are provided on the 
amended landscape drawings. Further design development will 
occur with each phase. 

(ix) Any required undertakings will be provided with each individual 
development permit application. 

(x) The required notation will be provided on relevant drawings. 

( c) (i) An acoustic report prepared by Brown Strachan Associates has been 
submitted to the Health Department. Mitigative measures 
recommended in the report will be incorporated into building design 
for each phase. 

(ii) Comprehensive reports have been prepared by our expert 
consultants, Keystone Environmental Resources Ltd., and submitted 
to the City Planning, Engineering, Properties, and Health 
Departments. The Health Department has reviewed the material 
and provided a positive response. No mitigative measures are 
required on the site beyond conventional construction techniques . 

.. . /5 
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Mr. Ben Fong 
City of Vancouver 
.Tune Z 1, 1989 

Page 5 

We trust the foregoing provides a detailed and comprehensive response to the 
'prior to• conditions related to Development Permit Application No. 208380. 
The complete application for Phase l will be submitted forthwith and we look 
forward to an orderly processing of that application given the amount of 
detail provided in the preliminary development permit process. 

Yo urs truly, 

BOSA DEVELOPMENT CORP.ORATION 

/ 
/'1 ~~ / ) . 

V 
J. Eric Martin, 
Vice-President, Development 

JEM/bw558 

c.c. J. Perkins 
R. Segal 
I. Smith 
C. Rowland 
B. MacGregor 
S. Anderson 
City Building Inspector 
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Social Planning Department: 
City Hall, 453 Wes\ 12th Avenue, Vancouver, British Columbia, Canada VSY 1V4, (604) 873-7487, Fax (604) 873-7893 

Mr. Eric Martin 
Vi ce-president, Land Acquisitions 
Ste. 201 - 3701 East Hastings St., 
Burnaby, B.C. 
V5C 21-16 

Dear M~iti n: 

August 21,1989 

Further to our telephone conversat ion I am writing to confirm the City's request 
for daycare facilities at t he Station/La Farge sites. Based on the projected 
number of family units on your site there should be 6,000 - 7,000 sq. ft. of in­
door space and 7,000 - 10,000 sq. ft. of adjacent outdoor space (depending on 
configuration) provided for daycare and nursery school programs. This will 
provide 49 daycare spaces for children from birth to 5 years of age and 20 
nursery school spaces to serve 40-50 children- aged 3 and 4 years. The most 
efficient configuration would provide all the facilities in one location, how­
ever 2 locations, as discussed is acceptable. The Development Permit Applica­
tion now being processed indicates approximately 2500 sq . ft. of i ndoor space 
in the Station Site Phase One. Another 3500-4500 sq. ft. of indoor space should 
be provided in the other area. Outdoor space will be required in both areas. 

I have attached a copy of the latest version of the Community Facilities - Day 
Care report which _will provide you with more detailed information on our require­
ments . We are developing design guidelines for daycare facilities in high den­
sity development. Please call me or Rita Chudnovsky, Children ' s Advocate, if you 
have any questions. 

Yours truly, 

<- Ir , . .,A.. -ca, \tr(\__, 
~\~ 

Susan Anderson 
Social Planner 
SA/gc 

cc: Craig Rowland 
Joanne Baxter 
Rita Chudnovsky 

/Eunice Mak 
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201-3701 East Hastings Street, Burnaby, B.C. VSC 2H6 Phot1e (604) 294-0666 Fax (604) 291-9120 

June 21, 1989 

Mr. Ben Fong, 
Plan Checking Technician, 
Development Permit Group, 
City of Vancouver, 
453 West 12th Avenue, 
VANCOUVER, B.C. 
V5Y 1 V4 

Dear Mi-. Pong: 

Subject: 100 Terminal Avenue - D.P.A. No. 208380 

2 
0 
N 

~ 
G 

t-'LAN1\111-JG D 
DEPARTMENT ~ 

JUN 2 31989 f 
fir.::.t;u:rvEU o 

·~ N 

Based on your letter dated April 24, 1989, out lining 'prior to I conditions and 
following numerous meeting with staff from Planning, Engineering, Social 
Planning, and Parks, we are now able to properly respond with respect to this 
appllcation. Furthermore, we have prepared substantial drawing amendJnents in 
addition to this written submission as a part of our response. These drawing 
amendments (slx sets) were forwarded by Perkins & Cheung to the Planning 
Department for circulation and review approximately three weeks ago. 

In the order of the items outlined in your April 24th letter, we respond as 
folJows: 

l. ( i) Building massing has undergone substantial refinement by Perkins & 
Cheung and sun/shadow diagrams have been modified accordingly. 

(ii) Further design development of the precinct adjacent to the ALRT 
station will be undertaken as part of the full development permit 
application for Phase 2 of the Station property. Discussions with 
respect to the non-market housing component of this portion of the 
project have been initiated with Social Planning and will be 
ongoing. 

{iii) Many of the potential conflicts between commercial and residential 
uses have been addressed in the amended drawing submission; 
however, more detailed review will be completed in conjunction 
with full development permit applications for each phase. 

(iv} Modification of tower caps to comply with · E<'C-1 Guidelines and the 
Zoning Bylaw have been undertaken and are reflected on the 
amended drawings. 

. .. /2 
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Mr. Ben Fong 
City of Vancouver 
June 21, 1989 

Page 2 

(v) Design development of Thornton Place has been undertaken by the 
landscape architect, including provision for pedestrian amenities, 
grade change, and a variety of landscaping. _ Our landscape 
architect is very familiar with the Draft Plaza Guidelines and is 
giving consideration to the Guidelines in design of public spaces. 

(vi) Details of treatm(lnt at grade on Q.uebec Street_ (uses, landscaping, 
setbacks, grade changes, screening, etc.) are being developed as 
part of each phase. A substantial amount of the Quebec Street 
frontage will be included within the Phase 1 development permit 
application to be submitted shortly. 

(vii) Each full development permit application will provide detailed 
information on architectural treatment and materials. 

(viii) In response to comments of Planning and Engineering, the Design 
Panel, and Development Permit Board, we have examined issues 
related to vehicle servicing ( parking access, loading, dropott, etc.) 
and have developed an alternate scheme. We understand that this 
matter will be_ reviewed in detail in . conjunction with each full 
development permit application. 

(ix) The architect has developed a suitable termination to the Station 
project to deal with the possible eventuality that the Lafarge 
component does not proceed. 

(x) The interior court areas have been re-examined to respond to 
issues related to privacy, sunlight, potential use by children, 
security, diversity of use, etc. 

(xi) The objective in examining potential on the Station site for non­
market housing has been to realize close to 20% non-market (70-80 
units). In discussions with Social Planning regarding their criteria 
for provision of housing for different groups, we have identified 
two separate non-market projects for the site as follows: · 

a) a project of 30-40 units on the portion of the site adjacent 
to the ALRT station ( Phase 2) targeted for non-family 
residents (singles, couples, and/or seniors); 

b) a project of 30-40 units on the low-rise portion of the 
project at the northwest corner of Thornton Place and Main 
Street (Phase 3) targeted to families with children. This 
location allows access to private and semi-private public space 
and activity areas within the inner court. 

Detailed architectural information will be presented as part of the . 
Phase 2 and Phase 3 development permit submissions. 

. .. /3 
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Mr, Ben Fong Page 3 
City of Vancouver 
June 21, 1989 

(xii) 

2. 

Precise survey analysis has been undertaken to verify the maximum 
permitted building heights along Main Street to protect North 
Shore mountain views. 

(a) (i) Building grades, floor elevations, etc. have been added to the 
drawings. Details of ramp connections will be finalized at the 
development per1nit stage for each phase. 

(ii) All vehicle entrances will be detailed with standard sidewalk 
crossings. 

(iii) Preliminary plans have been received frotn Engineering with respect 
to modifications on Q.uebec Street; any changes are generally 
associated with the Lafarge rezoning and in particular, the new 
street(s) to be dedicated on that site. 

(iv) Details of loading and service access including maneuvering and 
turnaround provisions have been discussed with Engineering and 
will be f inalized in conjunction with each development permit. 

(v) The overall parking allocation for the Station site will be 
recalculated as each development permit is submitted. Our 
amended submission indicates an anticipated parking count of 901 
spaces, including 100 spaces for Science World. (Note that the 
spaces for Science World are related to the Lafarge rezoning. ) 

(vi) Loading is provjded in accordance with the Bylaw. 

(vii) Garbage storage and pick up will be designed for each project in 
association with loading and service faciUties. 

{vili) All steps will conform with City requirements. 

(ix) Discussions have been initiated between our consultants and the 
Engineering Department with respect to storm and sanitary sewer 
connections. Any City-initiated cost sharing proposals will be 
reviewed by us. 

(x) Due to building setbacks around the site, we do not expect any 
encroachments onto City streets; however, any such encroachments 
would be subject to City approval. 

(xi) Substantial street tree planting is an essential ingredient in the 
transformation of this area into a desirable urban space. Given 
pedestrian activity associated with the ALRT station, new shops, 
offices and residences, Science World, and new park development 
around False Creek, we anticipate that the City will cooperate 
and/or participate in landscaping and tree planting programs. 

• •• / 4 
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Mr. Ben Fong 
City of Vancouver 
June 21, 1989 

(xii) Amended drawings meet the requirements as stipulated. 

(b) (i) Adequate residential storage will be provj~ed. 

(i.i) Bicycle storage will be provided. 

Page 4 

(iii) Security grilles will be installed so as to separate and secure 
owner /tenant occupied spaces from public1 commercial or visitor 
parking. 

(iv) Detailing of residential entrances will be undertaken as part of 
each individual development permit application. 

(v) Amenities will be detailed as part of each permit application; 
generally, we expect to be providing substantial resident facilities, 

(vi) Provision and location of family housing, including the non-market 
component for this si.te, will be reviewed and agreed with Social 
Planning. 

(vii) Discussions regarding the prov1s10n and location of community 
facilities is related to the Lafarge rezoning in part; however, 
facilities such as child care space, multi-purpose space, 
fitness/aquatic facilities, etc. will be considered as part of each 
development permit application. 

( viii) Details of safety and security considerations related to public, 
semi-public, private, and semi-private space are provided on the 
amended landscape drawings. Further design development will 
occur with each phase. 

(ix) Any required undertakings will be provided whh each individual 
development permit application. 

(x) The required notation will be provided on relevant drawings. 

(c) (1) An acoustic report prepared by Brown Strachan Associates has been 
submitted to the Health Department. Mitigative measures 
recommended in the report will be incorporated into building design 
for each phase. 

(ii) Comprehensive reports have been prepared by our expert 
consultants, Keystone Environmental Resources Ltd., and submitted 
to the City Planning, Engineering, Properties, and Health 
Departments. The Health Department has reviewed the material 
and provided a positive response. No mitigative measures are 
required on the site beyond conventional construction techniques . 

... /5 
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We trust the foregoing provides a detailed and comprehensive response to the 
'prior to' conditions related to Development Permit Application No. 208380, 
The complete application for Phase 1 will be submitted forthwith and we look 
forward to an orderly processing of that application given the amount of 
detail provided in the preliminary development permit process. 

Yours truly, 

BOSA DEVELOPMENT CORPORATION 

J. Eric Martin, 
Vice-President, Development 

JEM/bw558 

c.c, ;t, Perkins 
R. Segal 
I. Smith 
C. Rowland 
B. MacGregor 
S. Anderson 
City Building Inspector 
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A. DEVELOPMENT PERMIT.APPLICATl(?t". FEE .• 1 
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$ 
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City of Vancouver 

In repl y, please refer to: 
Ben Fong at 873-7788. 

~e 

PLANNING DEPARTMENT: 453 West 12th Ave., Vancouver, Brilish Columbia, Canada V5Y 1V4, (604) 873-7344 

Ray Spaxman, Di rector 

1989 05 09 

Perkins & Cheung Ltd. 
~ 210 - 111 Water Street 

Vancouver , 8.C. 
V6B 1A7 

Dear Sirs : 

100 Terminal Avenue 

MAY 0.9 \')89 

Development Permit Application Number 208380 

Further to our l~tter dated April 24, 1989, please be advised that 
item l(xi) should be revised to read~ 

"clarification regarding the location, and design details , of 
non-market housing, to reflect Council 1 s motion of April 4, 
1989 . 11 

Yours truly, 

en Fong ,· 
Plan Checkih Technician 

· Development Permit Group 
Zoning Division 

BF/za 

cc: City Building Inspector 
Director of Social Planni ng 
Development Planner, Ralph Segal 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

DEVELOPMENT 
PERMIT STAFF 
COMMITTEE 
COMMENTS: The Committee was ,generally satisfied with the locations of the 

residential towers which-have maximized the site for views and 
amenities. The general form of development complies with the 
FC-1 Guidelines {amended recently by Counc~l). However, the 
Committee was concerned with the following issues which need to 
be addressed: 

1. residential use adjacent the ALRT Station; 

2. noise and vibration emanating from the ALRT StatiQn; 

3. ground-level dwelling units along Quebec Street; 

4. sense of arrival for the residential towers; and 

5. weather protection along Main Street. 

1. Residential use adjacent the ALRT Station 

The location of the residential use adjacent to the ALRT 
Station needs considerable acoustic studies that must deal 
not only with train noise but vibration, train speed and 
loudspeakers as well. Shielding or successful treatment of 
the units from the effects of Skytrain is critical. 

The Committee noted that because of their location, with 
limited green space, these dwelling units lack privacy and 
sun access. These issues have to be addressed to ensure an 
acceptable level of livability for these units. 

2. Noise and Vibration from ALRT Station 

The Committee stressed the importance of a comprehensive 
acoustic study that must deal not only with noise but 
vibration and train speed as well as public announcements 
emanating from the ALRT Station. Effective measures to deal 
with these impacts must be built into the project to ensure 
its success. 

3. Ground-level dwelling units along Quebec Street 

The Committee noted that Quebec Street will be a busy major 
street in the near future. As such, the ground level units 
along this stretch need to address the issue of having heavy 
t~affic to improve their livability. 

4. Sense of Arrival for the Residential Towers 

The Committee acknowledged that the building towers are not , 
designed to provide for portes-cochere but the Committee 
believed that re-routing the parking and the providing 
special paving could provide the experience of arrival. 

5. Weather Protection along Main Street 

The Committee reconvnended that weather protection along Main 
Street is important to provide the pedestrian interest 
needed to ensure the success of the commercial component 
along Main Street. 



C · ,vli\-K­
DEVELOPMENT PERMIT STAFF COMMITTEE REPORT AND RECOMMENDATION - March 22 , 1989 

DEVELOPMENT PERMIT APPLICATION NO. 208380 (PRELIMINARY) 
100 TERMINAL AVENUE - FC-1 BF/RS/ch 

APPLICANT: 

PROPOSED 
DEVELOPMENT: 

SITE AND 
CONTEXT: 

Lots: 
District Lots: 
Plan: 

C and 3 
196 and 2037 
11511 and 15505 

Perkins & Cheung Ltd. 
#210-111 Water Street 
Vancouver , B. C. 

· ~~n w ~?Ji 
Socf$1 ?L:mning O~p.arlment 

MAR 201989 
V6B 1A7 

City of Vancouver 

To develop a mixed- use complex with buildings varying from 3 
to 30 storeys. 

o Site 

The site is located on the north side of Terminal Avenue 
between Quebec and Main Streets. To the north is the 
former Lafarge Concrete Site which is presently vacant and 
the subject of a rezoning appl ication. 

o Context 

I 

I 

Immediate adjacent development i ncludes: 

( a) 

(b) 
( c) 
( d) 
(e) 
( f) 

Lafarge Site~ the subject of a concur rent rezoning 
application by the same applicant. 
Science World. 
East False Creek Park. 
CN Station, a designated heritage building. 
Thornton Park. 
Surface parking area. 

I 

FALSE I 
CREEKi 

(t:-) 

CPED LEGEND 

RS-1 

I -----~ -~----___ _,r> ________ _ 

M-2 

R 

1 1 11 , 11 r r ,, , r, 1r-.J~.1 ,....7'E....,i 1 , 

A •• • AUTOMOTIVE 
C ... COMMERCIAL 
I •• , INDUSTRIAL 
H •• • H_OTEL 
R .•. RESTAURANT 
W • . • WAREHOUSE 
BM . . BUS MAINTENANCE 
GS .• GAS STATION 
SP .. SURFACE PARKING 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

EXECUTIVE 
SUMMARY-: o Proposal 

The proposal is for a mixed use development complex having 
retail/office and residential uses. Three levels of 
underground parking for 850 spaces are proposed. 

The proposed uses are: 

( i ) 
(ii) 
( i;; ) 

retail 
office 
residential 

- 64,765 sq. ft. 
- 77,419 sq. ft. 
- 487,434 sq. ft. 

629,618 sq. ft. 
(400 dwelling units) 
(FSR of 3.88) 

See Appendix A - Plans and elevations; 
Appendix B - Applicant's written design rationale. 

o Issues 

Note: Although the PDP is an inextricable component of the 
overall concept for the combined Station and Lafarge 
sites, for the purposes of this report, the analysis 
of the PDP proposal refers only to the FC-1 zoning and 
amended guidelines as the approved regulatory frame­
work . As well, reference is made to the Council ­
approved False Creek Broadsheets which lay out objec­
tives for False Creek as a whole. 

The following issues have been identified on the PDP 
proposal: 

- whether the proposed massing meets the intent of the FC-1 
guidelines, as amended, and makes an appropriate urban 
design statement at the east end of False Creek; 

.. whether the proposed uses and massing on Quebec Street 
create an appropriate edge to East False Creek Park and to 
Quebec Street; 

- whether the proposed uses and massing on Main Street create 
an appropriate streetwall response to the built form 
continuity to the north and as an edge to Thornton Park; 

whether a high degree of residential livability is 
achieved; 

- whether publ i c aTid private views are adequately provided 
for; 

- whether grade level uses and their relationship to the 
street create a high quality pedestrian environment; 

- whether the arrangement of open space provides for the 
needs of the residents, workers and shoppers within the 
project as well as contributing to the general amenity of 
the area; 

!)._:,(f).P-

- whether vehicular~servicing (loading and parking) is 
adequately provid~d for; 

- whether the PDP proposal can stand on its own and provides 
an initial development from which a variety of proposals on 
the Lafarge site can respond if the current rezoning 
proposal does proceed. 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

HISTORY OF 
APPLICATION: 

o Conclusion 

Staff support the PDP proposal as an appropriate, indeed, 
exciting first step in a long term process leading to the 
redevelopment of East False Creek. The second step 
involving the Lafarge rezoning will be more complex from 
the broader perspective of residential mix 
(family/non-family~ social/market) and the provision of 
public open space and community facilities desired for 
False Creek development. However, the premise of providing 
high density residential in proximity to rapid transit, 
park and water amenity and the downtown, responds 
fundamentally to principles of good city planning. 

The PDP provides a rich weave of uses , building forms and 
public and semi-public open spaces and links that will 
reinforce a rapidly evolving diverse neighbourhood. The 
overall urban design concept of well-spaced residential 
towers which optimize livability in a somewhat hostile 
context (major arterials, LRT guide rail, surrounding 
industrial uses, etc.) set on substantial street-defining 
podia is appropriate, perhaps inevitable in this context. 

The proposed arrangement of major building elements, with 
the highest elements (18-30 storeys) set in a simple, 
orderly composition on Quebec Street and lower elements (up 
to 13 storeys) on Main Street, provides a clarity and 
strength of form that is appropriate at the macro scale, 
particularly as seen at t he end of the Creek and from 
distant locations north and south of the site on Main 
Street. 

At the micro scal e~ the lower level treatment addresses the 
street in the manner called for in the guidelines and, wi th 
the towers set back from their bases, provides a street 
scale which, while clearly urban, will not overpower the 
pedestrian on the sidewalk. 

Staff therefore recommend approval in principle. A number 
of items of concern which can be addressed at the complete 
stage i nclude; 

fine- tuning of buildi ng forms to maximize sun access to 
interior courts; 

- examination of vehicular access to determi ne their best 
location and treatment ; 

- the relationship of the residential component south of 
Thornton Place to the LRT station and office component; 

- the height and width of the tower "caps~ with respect to 
Section 10.11 of t he Zoning & Development By-law (mech­
anical penthouses) and, with respect to the Main Street 
tower adjacent the LRT station, the north view down Main 
Street; 

- the character of Thornton Place as a publ ic pedestrian 
space. 

88 10 07 -

88 11 30 -
89 01 23 -
89 01 25 -
89 03 21 -

89 03 22 -

Preliminary Development Permit App l ication 
submitted . 
Urban Design Panel - Non-Support . 
Revised drawings submitted. 
Urban Design Panel - Support. 
Amendment to the East False Creek FC-1 
Guidelines by Council. 
Development Permit Staff Committee. 
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PERM1TTED REQUIRED PROPOSED 

Site -- -- 162,478 Sq. ft. 
Area 

Floor Retail/Service 162,478 sq. ft. (max.) Retail/Service 64,765 sq. ft. 
Area Office 243,717 sq. ft. (max.) Office 77,419 sq . ft. 

Residential 487 1434 sq. ft. (max.) Residential 4871434 sq. ft. 
Total ., 8932629 sq. ft. Total 6292618 sq. ft . 

FSR Retail /Service 1.0 (max.) Retail/Service 0.40 
Office 1. 5 (max.) Office 0.48 
Residential 3.0 (max.) Residential 3.00 

0 5.5 3.38 - --
0 Note on FSR: 

The combined FSR for the above uses 
is limited to 5.0 or 812,390 sq. ft. 

Height 75 ft . (outright) -- Varies from 40 ft . to *275 ft. 
275 ft . (conditional) 

*Note on Height 

The applicant is to note that no detailed height calculation has been worked out. The applicant, in sub­
mitting the complete application, must have regard to Section 2 of the Zoning & Development By-law for height 
measurement . In addition, all architectural appur tenances and mechanical appurtenances shall comply with 
Section 10.11 of the Zoning & Development By-law. 
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(Page 2 of 2) 

PERMITTED REQUIRED PROPOSED 

Yard Setbacks 

( i ) West of Main St. -- **10 ft . undetermined 
(ii ) North of Terminal -- **10 ft . undetermined 

Parking Reta i 1 117 (min. ) Retai 1 105 
Office 103 (min.) Office 102 
Residential 647 (min.) Residential 643 
Science Worl d 100 Science World -
Total 967 Total 850*** - -

Loading Retail 4 Retail 2 
Of fice 3 Offi ce 2 
Total 7. Total 4**** - -

Amenity 10,000 sq. ft . (max.) -- 10,000 sq. ft. (but un identified} 

Interior Pubnc Space 6000 SQ. ft, (max . ) -- 6 ,000 sq. ft. 

**Note on Yard Setbacks 

The applicant is advised to note the required setbacks when the compl ete application is submi tted . 

***Note on Parking 

Parking relaxation is not supported by Engineering (Transportation) Department . 

The applicant should note that in the amendment to the East False Creek FC-1 Guidelines , 100 parking spaces are 
to be provided f or use by Science World . 

****Note on Loading 

The relaxation of loading from 7 required to 4 provided i s not supported by Engineering (Transportation) 
Department. A portion of the load4ng requirement must be provided in the northerly half of the devel opment to 
provide direct service for retail and resiqential uses. In the proposed southerly loading facility, one of the 
bays must also be made available for residential loading. 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

COMMENTS 
FROM REVIEWING 
AGENCIES: Planning Department - Development Planner 

o Back._ground 

On March 21, 1989, Council approved amendments to the FC-1 
Guidelines to accommodate the massing of this proposal which 
deviated somewhat from that anticipated by the guidelines. 
Two factors caused a rethinking of the original guideline 
massing concept which had envisaged a high-rise element close 
to Terminal Avenue to 11 frame 11 this street and moderate the 
height of buildings on Quebec Street. The first was the 
implementation of Expo Centre which, by the strength of its 
form, became the focus of East False Creek and the visual 
terminus of Terminal Avenue. The second was the predominance 
of residential use proposed in this development and its 
desirability in this location, which had not been anticipated 
by the guidelines. This 1 atter circumstance generated a need 
to shift residential building mass away from the LRT station 
on Terminal and the guiderail and a desire for more high-rise 
forms to improve general l ivab'il ity and take better advantage 
of orientation to East False Creek, available at the west 
edge of the Station and Lafarge sites~ This led to higher 
forms -on Quebec Street. 

o Regulatory Context 

The documents that apply to the site are: 

{i) FC- 1 District Schedule; 
{ii) FC- 1 East False Creek Guidelines (Amended). 

(i) FC-1 District Schedule 

The intent of the FC-1 zoning is to "permit and encour­
age the development of a high-density, mixed commercial 
use neighbourhood". Commercial is envisaged as a 
variety of small - scale retail and service uses serving 
the nei ghbourhood. New residential is contemplated west 
of Main Street, orienting to False Creek. 

The proposal meets the i ntent of the zoning. 

(ii) FC- 1 East False Creek Guidelines (Amended) 

An assessment of the proposal ' s response to the guide­
lines, as amended , follows: 

Built Form: 

Those aspects of the guidelines relating to overall 
built form and height have been adjusted to accommodate 
the proposal. The pri ncipal reasons for doing this have 
been described in Background above. 

From an urban design perspecti ve, the concept of creat­
ing a strong built form at the east end of the Creek and 
as an edge to East False Creek Park, combining a .sub­
stantial street-defining component on Quebec Street with 
well-spaced, slim high- rises arranged in a height 
transition to highlight Science World as the focus of 
False Creek, is -considered appropriate for the Station 
site. The PDP is the first phase in the implementation 
of that concept. Staff note, however, that approval in 
principle of the subject proposal does not inextricably 
bind the rest of False Creek to this concept but that a 
number of massing options could integrate with the 
proposal and achieve the objective ·of a strong built 
statement at the east end of the Creek . 
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ment Permit A lication No. 208380 Preliminar March 22 , 1989 
BF/RS/th minal Avenue - FC-1 

~ · 

OVERALL VIEW LOOKING NORlll 

On Main Street the medium rise towers set back on a 3-S 
storey street wall element maintains a "continuity of 
built form ..... built to a consistent street wall line" 
desired for Main Street and as an edge to Thornton Park. 

On Terminal Avenue the office component set on pilotis 
above the LRT Station frames the street with a strong 
mid-rise element while providing expanded sidewal k area 
for peak pedestrian periods associated with station use 
and Science World events . 

The tower massing appears to comply with tower width 
formula of the guidelines although the cap appears 
overheight . This will need resolution at the complete 
stage. 

W' - ·- ·-

51~ VteN ftAti v,~w 

~ tVTI..111.E 
e£TW6EN7H6-

,-o 1251 1£-a..S 

a,ru,Je 
125'~ 

1YYICAL- ~R FORM ~ILDING 

I n summary, Staff endorse the proposed massing as a 
f itt i ng statement at the east end of the Creek and on 
the three fronting streets. 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

Public Street Interface: 

March 22, 1989 
BF/RS/ch 

Continuous retail ground floor use a11d weather protec­
tion on Main St. and Te~minus Avenue provid~ for pedes­
trian needs on the streets. On Quebec Street a mix of 
residential lobbies, amenity space and individual Unit 
entries raised a half-level from the sidewalk achieves 
an appropriate use interface on the street. 

Long term, Thornton Place, Which is on axis with the CN 
Station , will provide an interesting, urban space 
linking Quebec and Main Street and the LRT to the open 
spaces of the project. Its det ailed design will need to 
address level changes from the street and, short term, 
the lack of pedestrian traffic until the remainder of 
the development is imple~ented. 

Public Views: 

Views north down Main Street and Quebec Streets as well 
as west on Terminal Avenue are identified as public view 
corridors . The proposal respects all corridors. 

Noise: 

The major arterials su\"rounding the site a,nd the impact 
of the LRT Station and gui de rail necessitates careful 
planning and treatment of sensitive uses such as resi ­
dential. Detailed acoustic studies will be needed. 

Staff have specific concerns regarding units south of 
Thornton Place adjacent the LRT Station and low level 
units on Quebec Street. 

Other Livability Factors (Density, Privacy, Security, 
Light and Views, Private and Semi - Private Open Space) : 

Generally, the site is 1arge enough to inst.1late itself 
against the present hostile elements of the immediate 
context until the neighbourhood evolves into a more 
amenable community. Ultimately, a residential mixed use 
future i s seen for this area, wrapping south and south­
west and north and north-west around False Creek, into 
which the proposal can readily integrate. Density, 
tower spacing and other livability factors including the 
amount of open space, meet the High Density Residential 
(HOR) Standards developed for Downtown South as well as 
density provisions evolved in the Council-Approved False 
Creek Policy Broadsheets. 

Staff are concerned that afternoon sun into the central 
court is limited and that further fine tuning of build­
ing massing should maximize sun access. Developing as 
much roof top garden as possible should be pursued. The 
upper courtyard adjacent immediately north of the LRT 
Station will need to be studied to determine if it must 
be acoustically separated from the guide r ail , perh~r$ 
with glazing, to maintain interesting views into the 
Station as well as to False Creek. 

City of Vancouver - FOi 2021-103 - Page 88 of 223 



- 9 -

ment Permit A lication No_ 208380 Preliminar 
inal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

Street related units on Quebec Street (half level up 
from t he sidewalk) will need particular attention to 
acoustic buffering from traffic. Staff support the 
placement of some ground oriented units accessed from 
the street to achieve 11 eyes on the street 11 in combina­
tion wi t h apartment lobbies, amenity spaces and other 
uses that weave the project intb the public right- of-way 
and provide pedestrian interest. The proposed 10 ft. 
setback on Quebec Street must achieve that delicate 
balance between providing buffering and security for 
units as well as landscaping for the street, without 
completely separating the project f rom the pedestrian. 
The change in level (½ level) from the sidewalk must be 
sensitively handled to the end. 

Off- Street Parking and Loading: 

Staff are concerned that adequate access to the s ite is 
provided, including a positive sense of arrival for 
res idents , without compromi sing streetscape quality. 
This i s a particular problem with the residential 
components on Main Street where two garage access points 
are provided. ~ detailed traff1c s±~lfiy-.te a~--M-ev-e~he 
mosWfficient arrangement · he nee ed. 

Architectural Component: 

Staff are confident that a rich architectural palette is 
being achieved. 

Open Space and Landscap i ng: 

The provision of Thornton Pl ace , the interior courtyard 
and associated links satisfy open space needs for the 
proposal . Their detailed landscape resolution will need 
to address issues of grade changes, sun orientation and 
the optimum treatment to provide t he best amenity for 
residents and the publ ic. A comprehensive street tree 
pl anting program should be executed in sequence with 
this project. 

Other Items: Phasing 

Should development on the Lafarge site not proceed in 
sequence with the proposal or in the form indicated, 
there must be confidence that the proposal can stand on 
its own or can i ntegrate with alternative forms of 
development on the northerly Lafarge site. Staff are 
satisfied that this is the case, noting that the Lafarge 
rezoning proposal represents the maximum acceptable 
bui l t form and dens i ty that can be achieved under 
present evaluation cr i ter ia . Lesser densities and 
buildi ng mass on Lafarge could mesh readily with the 
subject proposal . 

Staff wou l d request details on the proposed treatment at 
the Station/Lafarg.e prope,rty line which is presently 
represented as a blank party wa 11 and would be a prob 1 em 
if the Lafarge Site dj d not proceed. 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

Engineering and Social Planning Departments 

March 22, 1989 
BF /RS/ch 

The reconmendations of the Engineering and Social Planing 
Departments are contained ih the prior-to conditions noted on 
pages 13 to~ of this report. 

, G, 
Pe,rmits and Licenses Department 

Building By-law requirements relating to integration with ALRT 
Station, high- rise measures, disabled access, garage security 
and underground loading areas may necessitate design changes. 

Health Department 

The Health Department has recommended that: 

(i) an acoustical consultant's report be submitted which 
assesses noise impacts on the site and recommends noise 
mitigation measures to achieve noise criteria; and 

(ii) the issue of contaminated soils and any required 
remedial action be resolved to the satisfaction of the 
Medical Health Officer and the Ministry of Environment . 

In addition, the Health Department has advised that: 

(a) detailed drawings of food/retail spaces are to be 
submitted for review by the Health Department for 
compliance with Health By- law #4387 and the Food 
Premises Regulations prior to construction; 

(b) details of swimming pools/hot tubs are to be submitted 
to the Health Department and Provincial Health Engineer 
prior to construction; 

(c) adequate, conveniently located garbage storage areas is 
to be provided; 

(d) underground parking shall be adequately ventilated to 
prevent the build-up of noxious gases; and 

(e) details of all amenity areas are to be submitted for 
review prior to construction. 

Fire Department 

The Fire Department has reviewed the cleared this application 
for fire-fighting access only. 

Design 

The Urban Design Panel reviewed this application on January 25 , 
1989 and provided the following comments: 

"EVALUATION: SUPPORT 

This project consists of two applications - a rezoning of 5.47 
acres {the Lafarge Site) and a preliminary development permit 
for 3.75 acres (the Station site) . 

The Panel found clarity in the excellent presentation of this 
proposal. More importantly, it appreciated the actual design 
response to the concerns expressed in the last review on 
December 22, 1988. 

The Panel supported this project and offers the following 
comments: 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - ·FC- 1 

Use and Density: 

March 22 , 1989 
BF/RS/ch 

The reduction in retail ahd office uses in the scheme seemed to 
benefit the project. The proposed densities of 3.137 (Lafarge 
Site ) and 3.874 (Station site) appeared reasonable, given the 
context of International Villages and other new development 
proposals in the False Creek area. The Panel noted that further 
study will probably be required to determine what components of 
famtly/social housing and parks/commun ity facilities may be 
appropriate on this site. 

Form of Development: 

1he notion of creating a larger symmetry by op~osing sentinel 
towers marking the end of Fal se Creek and the ALRT Station 
seemed appropriate . However, the Panel thought that the towers 
on Quebec Street still formed a "wal l " when viewed from the east 
side of Vancouver . Moving one of the proposed towers onto Main 
Street might alleviate the problem. To penetrate "the wall 11 and 
allow views through from Clark Drive seems desirable. As an 
additional benefit, the re location mi ght happen to admit more 
sunlight to the open space from the southwest. 

In the overall scheme , the revised towers have become very solid 
and si milar in form and pl an . The Panel wou ld encourage 
employing a little more joy and l ightness in their resolution. 

The res i dential towers shou l d step back from the street -so that 
t hey are not in the same plane of the facade as the townhouses. 
Perhaps some private open space might be developed in t he 
setback. 

The first level of residential development beg ins 4 ft. above 
grade. How that lower port i on is treated, wi ll be very impor­
tant to the li fe of the street. 

The livability on Quebec Street would be improved with some 
through units which could take advantage of the qu i et of the 
courtyard. 

Open Space: 

The preliminary landscape conce~t plan appeared a little too 
complicated for the scale of the courtyard. Some grade level 
gardens may be desirable . Development of a roofscape wi l l 
benefit the project. 

The nature of the Thornton Place Mall appeared uncl ear now that 
adjacent uses have become residential. 1he Panel expressed 
concern for security and surveillance and wondered if the mall 
should become a street. 

Vehicle Entries: 

The sense of coming home to this project by car requires furthe r 
development. Vest pocket parks, fou ntains, spec ial paving , 
portes-cochere, etc. should be exploited to enliven the exper­
ience of arrival. 11 

NOTIFICATION: Three signs were erected on t he site on February 22. 1989. 

In addition , 31 property owners and interested groups were 
notified by letter on February 17. 1989 . 

No response has been received to date . 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

DEVELOPMENT 
PERMIT STAFF 
COMMITTEE 
COMMENTS: 

PLANNING STAFF 
RECOMMENDATION: THAT the Board APPROVE in principle, the concept of develop­

ing this site with a mixed-use complex comprised of 3 to 
30-storey building, as submitted under Development Permit 
Application No . 208380. 

1. Prior to the submission of a complete application for a 
final decision, the applicant is directed to carry out 
the f o 11 owing: 

(;) 

( i; ) 

further design development to building massing 
to maximize sun access to interior courts; 

design development to the southerly residential 
component to improve its relationship to the 
ALRT station, including acoustic and privacy 
considerations; 

design development to tower caps to comply with 
the width formula of the FC-1 Guidelines and 
the intent of Section 10 .11 of the Zoning and 
Development By-law; 

design development to Thornton Place to address 
level changes from Quebec and Main Streets and 
to create a high-quality public open space 
through the provision of seating, lighting and 
a variety of 1 andscapi ng·; 

(Note to Applicant: 

Reference should be made to the Draft Plaza 
Design Guidelines,) 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22, 1989 
BF/RS/ch 

(v) details of treatment at gtade on Quebec Street 
to achieve pedestrian interest at the sidewalk; 

(vi) detai 1s of architectural treatment and 
materials of all buildings; 

(Note to Applicant: 

Use of masonry to respond to the CN Station and 
the predominant character of Main Street 1s 
encouraged.) 

{vii) examination of vehicular servicing shall be 
carried out to optimize location and to create 
a sense of ar rival to the project; 

(viii) clarification of the treatment regarding ·the 
Station/Lafarge property line shall be 
required; 

(Note to Applicant: 

A high quality termination of the subject site 
must be achieved should the development of the 
Lafarge Site note proceed.) 

2 . In addition to the design refinements noted above~ the 
applicant is to take into account the recommendations 
and comments of the following City Departments when 
dealing with the complete application : 

(a) Engineering Department 

(i) indication of City building grades and 
design el evations at al l entrances and 
proposed roads; 

(ii) indication of design elevations for all ramp 
break points and par king l evels; 

(Note to Applicant: 

Ramp connections to various parking levels 
shal l be clarified to the satisfaction of 
t he City Engineer.) 

(iii) all vehicular entrances should be standard 
City crossings; 

(Note to Applicant: 

Curb returns should be deleted . ) 

(iv) median and curb modifications along Quebec 
Street as required to service the 
development, to the satisfaction of the City 
Engineer; 

(v) provision of hammerhead access to loading 
facilities and service cor ridors to various 
uses; 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC- 1 

March 22, 1989 
BF/RS/ch 

(vi) provision of a minimum of 967 parking 
spaces; 

(Not; to Applicant: 

The applicant should note that at least 70 
parking spaces for the office use shall be 
made available for transient parking during 
non-office hours (i.e. evenings, weekends 
and holidays) for visitors to Science World. 
100 parking spaces shall be properly signed 
and designated for use by Science World.) 

(vii) provision of loading spaces in accordance 
with the Parking By- law; 

(Note to Applicant: 

A portion of the loading requi rement (3 
bays) must be provided in the northerly half 
of the proposal for direct service to the 
retail and residential uses. In the pro­
posed southerly loading facility, one 
loading bay is to be made available for 
residential loading . ) 

(viii ) provision of adequate garbage storage and 
pick-up facilities for all phases of this 
development; 

(Note to Applicant: 

One 5 ft_ x 8 ft. container must be provided 
for each 30 residential units in addition to 
the containers required for the retail/ 
office uses, to the satisfaction of the City 
Engineer . ) 

(ix) first step riser shall be located at least 
1 ft. back from City property l ine; 

(x) arrangements shall be made, to the 
satisfaction of the City Engineer for the 
design of storm and sanitary systems; 

(Note to Applicant : 

Sewage pump statfon upgrading will be 
required at the developer's expense_) 

(xi) arrangements shall be made, to the 
satisfaction of the City Engineer, for all 
awnings/ projections over City property; 

(xii) deletion of all street trees shown on 
submitted drawings; 

(Note to Applicant: 

Street trees are encouraged, but they shall 
be to the satisfaction of the City Engineer 
in consultation with the Parks Board, and 
arrangements shall be made prior to the 
issuance of any Development Permit.) 

City of Vancouver - FOi 2021-103 - Page 94 of 223 



- 15 -

evelopment Permit Appl i cati on No . 208380 (Preliminary) 
100 Terminal Avenue - FC-1 

March 22 , 1989 
BF/RS/ch 

(xi i i) accesses as shown are acceptable and must be 
maintained as follows for any future site 
alterations: -
(a) below grade parking levels with~'. t,t,{ 

access to both Quebec and Main 
Street~ (or one of the two/~ 
east-west_.fi'O'.}necv,,g §.,t-f~ts, as 
outlineYin ~rezoning for t he 
L7(e Si te) . 

(b) no Quebec Street or Main Street 
access i s wi thin 45 m of Terminal 
Avenue. 

(xiv) the various Engineering Depart"'-'1t· comments 
are based on certain requirements for the 
Lafarge'Site rezoning . Tj.i✓~ezoning 
requires d~dication an g,---development of two 
east-west s'-breets, t.o,.,.-the satisfaction of 
the City Engirre..er, which is as fol l ows: ,, 

(1) along/ the nortt:i.__ propert_y line of the 
Lafarge Site, a m,inimum 6 m wi de lane 
op , at the developer-ls, opti.on , a 20 m 

."street may be dedicated; 

aligned with the east-west S~ tion 
Street across Main Street 23 m 
(75.5 ft .). 

(b) Social Planning Department 

(i) prov1sion of a minimum of 200 cu. ft . of 
bulk storage space for every dwell i ng un i t; 

(ii) provision of bicycle storage space adequate 
for a minimum of one bicycle for every four 
dwe 11 i ng uni ts; 

(iii) provision of an overhead security gate at 
all entrances to the r esidential parking 
which shall be separated from the public and 
commercial parking; 

(iv) provision of distinct, easily identifiable 
and accessible residential entrances; 

(v) design development of the open spaces to 
provide social, passive and activity areas 
for a diversity of age groups and life­
styles, with particular regard for the 
provision of a separate and secured play 
area for children; 

(vi) details of all proposed amenities wi th 
, .. parti,cular regard for their finishing , 

f urnishing, use management and accessibility 
by residents and/or workers; 

(vii) clarification regarding the provision and 
location of family housing in accordance 
with Council - approved guidelines; 

(Note to Applicant: 

Design of the family units shall take into 
account the princi ples for "Housing Families 
at High Densities".) 
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Development Permit Application No. 208380 (Preliminary) 
100 Terminal Avenue - FC- 1 

March 22. ·1989 
BF/RS/ch 

BF/ch 

~ I 11..(J- - ,t.i;,~-l~ _.:,.i /11,,.,.., :.·~ , 
(vii i ) f, 1 'ar if i cation re~a rcfi ng the~-ew-i-5-i-oo and 

location of non-market housing ;-4:R..:a-&eni.rl.~ 
--W/4::th- ~-Gf)1'!0'~a41ie 1 j nes ; · 

(ix) clarification regarding the provision and 
location of community facilities including a 
child care facility; 

(X) clarification regarding safety and security 
considerations for all public areas, in 
particular, Thornton Place Mall, as well as 
separation of all public and private outdoor 
areas; 

(xi) a letter of undertaking shall be submitted 
by the owners~ to the satisfaction of the 
Director of Social Pl anning, regarding the 
furnishing and availability for use of the 
amenity areas by all occupants of the 
building; 

(xii) notation on plans stating "The design of the 
parking structure regarding safety and 
security measures is to be first approved by 
the Di rector of Social Planning, who shal 1 
have regard to the 'Parking Facility Design 
Guidelines and Standards' approved by City 
Council October 5, 1976"; 

(c ) Health Department 

{i) submission of an acoustical consultant's 
report which assesses noise impacts on the 
site and recommends noise mitigat ion 
measures to achieve noise criteria; 

(ii) clarification shall be required, to the 
satisfaction of the Medical Health Officer 
and the Mlnistry of Environment, regarding 
remedial action on the contaminated soils. 

Note to Applicant Regarding Comments from the Permits & 
Licences and Health Departments 

The applicant is advised to note the comments of the Permits 
& Licences Department and the additional comments of the 
Health Department contained in the Staff Committee Report 
dated March 22, 1989. 

Note to Development Permit Board Regarding Processing of the 
Complete Application 

The Staff Committee recommended that the complete application 
be reconsidered by the Development Permit Board. 

It should be noted that if a complete application has not 
been submitted on 0r befo~ 0 July 31, 1989, this pteliminary 
Development Permit Application shall be deemed to be refused 
unless the date for submitting a complete application is 
first extended by the Director of Planning . 

A. R. Floyd, Chairman 
Development Permit Staff Committee 
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lt is foreseen that individual buildings will have their own architectural expression 
(window patlerns, balcony types, enoy treat-ments etc) within an overall palette of 
materials and colours. Each will have the freedom to respond to local conditions 
and celebrate its own identity on a "close-up" scale, but will play its role as pan of 
the east False Creek ensemble when seen from a distance. 

c. Dual Scale False Creek Enclosure 

In terms of the overall built form seen from a distance, the towers create a large 
scale enclosure for False Creek and backdrop to Science World and East False 
Creek Park. The heights of cowers vary for skyline interest, with the tallest close to 
Terminal A venue. 

A moderate scale enclosure for passers by on Quebec and visitors to the park is 
created through use of a 6 storey building base for the towers, with lower linking 
elements between. 

d. Thornton Park Enclosure 

The scheme creates a moderate scale, domestic street wall enclosure for Thornton 
Park with a strongly expressed building mass at 2 to 5 storeys and higher building 
forms set back above. 

e. Skytrain Station Treatment 

The Skytrain Station is incorporated into the scheme, but still given a unique 
identity as a local scale landmark through the use of a special building form. 

f. "Thornton Place" on CN Station Axis 

The formal axis of the CN Station is recognized in the alignment of a new 
pedestrian street/open space, •iThornton Place''. This space will be lined with retail, 
and linked to an internal retail atrium and the Sk:ytrain Station. 

3. 3 Movement 

a. . Pedestrian Flow on Grade 

In order to reinforce street activity. pedestrian link.ages are generally kept at grade 
and along the street edge dispersed into above-grade or mid-block routes. 

b . Streets/Lane Dedication 

As part of the Lafarge site (rezoning) proposed two streets will be dedicated. 

A 23m (75..5 ft) R.O.W. extends Station Street between Main and Quebec. This 
will allow Station St to become the future link into the rail lands, facilitating the 
closure of National St for incorporation into Thornton Park. 

A 20m (65.6 ft) street on the north edge is dedicated for service access, as well as 
to provide flexibility for future access to the GreyhoWld site to the north. 

c . Internal Service 

Commercial service and loading is handled internally and below-grade. For the 
Station Site major loading area under the southern-most block serves all the office 
and retail space on parcels S-A, S-B and S-C as well as retail in parcels S-E and S­
F. 

d . Separate Parking Garages 

Commercial parking is kept separate from residential parking. To ensure security 
and identifiability, residential parking is located in a number of separate garages 
each of which :serves one major building {and some of the adjoining low- to mid­
rise development). 
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3 Scheme Rationale 

3.1 Uses 

a. High Density Residential, 
Some Mixed Use 

The scheme creates a very livable, marketable high density residential community, 
combining it with some office and retail uses as appropriate and marketable in this 
location. 

The scope of the residential developrnenl (in the range of 400 units on Station and 
600 units oa Lafarge) should provide sufficient "critical mass" to overcome the 
current isolation of the area. 

A middle to middle-upper income, family and non-family market is anticipated for 
the residential buildings, and most units will be two bedrooms. 

b. Amenity Residential 

The residential uses are located to take advantage of primary westward views over 
False Creek, and secondary eastward views over rail lands and East Vancouver to 
mountains. 

c. Office Building 

Office uses are located in a separate, identifiable building above the ALRT Station 
facing Main Street and Terminal Avenue for visibility. 

d. Street-Oriented Retail 

Continuous, street-oriented retail is located along Main Street and ''Thornton Place" 
edges. 

3 .2 Built Form 

a. Urban Grid 

The large sites are deliberately broken down into urban scale blocks more typical of 
the Vancouver pattern, linking Mount Pleasant and Chinatown, and providing a 
precedent for future development in the whole east False Creek area. 

b. Urban Order/Urban Diversity 

The scheme creates a balance between an urban order which can be continued in 
the immediate context to establish an identity for t~~ ai:ea, .. and the level of 
diversity which characterizes a true city as opposed to a proJeCt • 

Th · · f th ban "block" with continuous built form pushed to the street 
e repeauon o e ur · d • 1 t that can be 

edaes around an interior court yard is an impo~nt or enng e ernerr 
exrended north and south in the Main/Quebec comdor. 

Residential buildings on Quebec St. are consistent in their half-st_orey landscaped 
podium (parking under! and 6 s~or~y building base. Above this, however, the 
forms, heights and rooflmes of buildings vary. 

Generally moderate scale built form (2-S storeys) occurs on the Main St. edge and 
along cross streets. 



e. Parking Below Grade 

While the sites do have a high water table, it is possible to place most of the parking 
below grade. 

On the Main Street side of the project includes 2 parking levels kept fully below 
grade in order that re!ail space can be directly at srreet level. 

The west part of the sites incorporates 3 parking levels, 2 fully below and 1 
partially below grade. The raised half-level podium serves to separate residential 
units from Quebec Street, improving their livability. 

Vehicle Access Points 

The number of vehicular access points to underground parking from Quebec and 
particularly Main S rreet is minimized. The S ration site has one on Main and two on 
Quebec. The Lafarge site has none on either. 

h. Science World Parking 

The major parking garage under the southern block adjacent to the Skytrain will be 
used wholly by office ang retail visitors. This will enable off-peak use by Science 
World visitors, and it is the applicant's intent to enter into some mutually agreeable 

. arrangement to ensure this. 

3. 4 Livability 

a. Urban Mansions 

The scheme consists of sepa,rate identifiable "urban mansions" each with its own 
character, entry, and address in which residents feel a sense of pride and 
ownership. 

b. Residential Privacy 

Privacy for units is maintained through tower spacing and oblique orientation of 
windows. 

A minimum distance of 28m (92 ft) is maintained between facing units, and for 
most units the distance is greater. 

c. Noise Control 

An acoustic consultant has prepared a separate repon for the project. The project 
will meet CMHC standards for residential uses. Traffic and transit noise will be 
dealt with by: 

- locating units on Quebec St side at least a half level above street and somewhat 
set back on a landscaped podium 

- locating units adjacent to Main St above 1 level of retail space 

- use of enclosed balconies, special glazing and other devices as appropriate. 

d. Sun 

Towers are located to allow sun penetration to units as well as to portions of 
courtyards intended for use. (Refer to shadow diagrams in S.4.1.4.d) 

e. Recreational Amenity 

Station and Lafarge sites will each incorporate shared health and fitness facilities for 
residents and tenants. In addition individual buildings may incorporate meeting 
rooms etc. The mix, size, and exact location of facilities will be specified upon 
application for development permit. 

City of Vancouver - FOi 2021-103 . Page 112 of 223 



3.5 Open Space and Landscaping 

(refer to Landscape concept plans) 

a . Open Spaces 

T_he major couns have been opened to the new Station Street to provide public 
v1sual access to Landscaped semi-public amenity areas and to improve inner views 
and access for residents. These linked couns open via a "gateway" through to 
Thornton Place and onto the ALRT Station, providing a semi-public East-West 
pedesrrian route through a variety oflandscaped places~ 

b. Landscaped Roofs 

Flat roof surfaces will be landscaped for visual amenity, and for active use as roof 
decks of adjacent units. 

c. Station Street 

The new extension of Station Street will incorporate a 3m (10 ft) wide treed and 
landscaped median. Additional planting and special paving .vill highlight the 
crescent-shaped bay that contains the entries to the medium rise residential buildings 
flanking the street 

d. Public Space Landscape Context 

The scheme proposes establishment of a consistent public landscape context that 
can be extended into the adjacent area. This would include: 

- a double row of street trees along Main. 

- a single row of street trees along each side of Quebec, as well as in the 
landscaped median strip. 

- a low key "standard" sidewalk paving (for example brushed concrete and 
exposed aggregate). 

- feature paving areas in intersections along Quebec and Main. 

This consistent comex1 would provide visual continuity and an effective foil for the 
specialty paving and landscaping of Thornton Place and individual buildings. 

3. 6 Development Issues 

a. Phasing 

The scheme is designed to respect the legal property line between the Station and 
Lafarge sites, as well as to allow for phasing and possible future subdivision of the 
sites. 

b. Efficiency 

The scheme is designed within the constraints of workable internal circulation 
systems, cores, and floor plates for buildings. 
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