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SUMMARY OF CENTRAL BROADWAY C-3A URBAN DESIGN GUIDELINES
UPDATED JULY 2004, ORIGINALLY ADOPTED BY COUNCIL MARCH 1976

Part One: Central Broadway within the City

1.

In 1974, Broadway, as 3 City sub-centre with 2.6 million square feet of office, 12% of downtown
total.

South Granville as a node of activity
Broadway as a major east-west arterial,

Granville and 16" is a Gateway to downtown, with views opening up. The views should not be
blocked substantially.

Development within Broadway should not detract from views towards downtown buildings, the
Lions, Grouse Mountain.

Part Two: Central Broadway Zone

Encourage a variety of uses, Office buildings shouid provide public-oriented retail at grade,

Lane closures should be planned according to needs for the whole block. Any project requesting
a lane closure should provide an equivalent area in the project for public use, either as open
space or skylight covered open space.

Buildings on the north side slope of Broadway should be sized and shaped to minimize shadow
effect on adjacent communities to the north.

For ground fioor continuity, new development should encourage a variety of street level activities
to oceur. Points of entry should open onto street, encourage narrow shop-front widths (20" - 25').

New development should complement and strengthen the character — scale, materials, colour,
form. Encourage a gradient of height for tall buildings.

Part Three: South Granvilie Sub-Arez

Granville Street at 16th Avenue serves as an arrival point or gateway to downtown. At Broadway, the
topography falls off such that views begin to open up.

Half the buildings are significant older buildings and newer additions. The remaining buildings, for the
most part, could be replaced by new construction that respects the existing design characteristics, street
scale, and continuity,

1:

The location of banks, trust companies, insurance agents and other uses that cater to a selective
public should be discouraged from corners. New office development should be local in character
and scale.

On street open spaces in this area, tend to interrupt the retzii and pedestrian continuity, Lanes
are currently used for off-street loading and should be retained by all new development. Over the
sidewalk loading need not be discouraged.
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3. Street wall Height — New development should match existing adjacent structure up to three

stories. Floors above this height up to six stories should be set back for greater sun penetration
to the streal.

Public access to uses on corners should occur at corer. Encourage development on Broadway
to extend the character of South Granville to Fir and Hemlock. The construction of buildings
terracing up the slopes with the highest structures at the high points (Hycroft at 16", Royai Bank
of Canada at Broadway).

RL:eer
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September 7, 2012

City of Vancouver

City Hall, East Wing, 4" Floor
2675 Yukon Street
Vancouver, BC V5Y 3P9

Attention: Mr. Brian Jackson
General Manager of Planning & Development

Dear Sir:

RE: 1489 WEST BROADWAY (BROADWAY & GRANVILLE)
OUR PROJECT #211004 - 1.6.1.1
LETTER OF ENQUIRY

With this letter we enquire regarding the ability to develop the site at 1489 West
Broadway, as an office / retail development in keeping with the policy for this zone
through a rezoning that will see an increase in density from 3 to an FSR of 9.5 to 10.

The documents that follow summarize our studies to date. This includes analysis of
the context, views, zoning, sun / shadow impacts, and transit / traffic connections.
This is followed by functional planning and massing studies including statistics which
demonstrate the potential to redevelop this site in a significant gateway location as a
mixed-use retail and office project.

The context of the site is predominantly commercial with the other three corners of
the Granville and Broadway intersection occupied by, respectively, a 2-storey heritage
commercial building a significant mixed use office tower with retail podium and a
mid-rise office retail development to the west across Granville. Immediately adjacent
to the site to the north is a small mixed use building and to the east a lane. Further
east along Broadway are low-rise commercial buildings.

The site has an exceptional location at the intersection of two of the major urban
arteries of Vancouver - Granville Street and Broadway. Intensified development of
this site will enhance the formal “gateway” nature of the site, evidenced by available
views of the site from the west along Broadway and from the north along Granwville.

The site, approximately 15,000 sq. ft. in area, is currently zoned C3A with a density of 3
FSR and a height limit of 120 feet. No view corridors restrict the height. Views are
available in all directions with predominant views to the north and west.

The proposed site to be redeveloped is occupied by an existing office building, which
given the emerging new policy directions currently being considered for the
Broadway Corridor, transit planning for Broadway and its strategic corner location, is
an underutilization of the site.

The City of Vancouver's ongoing study of the Broadway Corridor is responding to the
need forincreased job space, with the desire for better public realm and the need to
accommodate future transit infrastructure. Feedback has been received that higher
densities and taller buildings can be accommodated, especially on exceptional sites such
as this. Itis within this emerging new context that this enquiry is proposed.

A number of massing options are demonstrated, which outline our investigations into
massing as it responds to proximity, the proposed at-grade setbacks and the relationship
to the surrounding context and skyline.

The general massing of this proposal consists of:

e Floorplates of approximately 10,000 sq. ft. each over a 2-storey retail base that is
laminated to its north property line and setback on the south and west at grade.

e Above grade the office portion recaptures the setback space and leans to provide
visual interest on the skyline.

Our preferred direction, Option 4 provides a directionality to the composition — with most
visual interest to the north-south direction while still providing optimal planning
parameters within the office floorplate.

These scenarios are similar in terms of density, providing approximately 120,000 sq. ft. of
office and retail space. Our recommended option provides a higher level of urban fit within
an optimal response to office design parameters for the Broadway Corridor.

Parking is proposed to follow the downtown parking ratios as this site is envisaged to
attract significant future transit growth with possibility of rapid transit along Broadway and
a more urban density.

We would welcome the opportunity to meet with you and your staff to review this enquiry
and look forward to your timely response. Please contact me if you have any questions.

Sincerely,

MUSSON CATTELL MACKEY PARTNERSHIPS
ARCHITECTS DESIGNERS PLANNERS

Mark Thom PsonN, Mark E. B. Thompson Architect Ltd., Partner
Architect AIBC, MRAIC, MAA, ANZIA, LEED AP BD +C

MT:pt

cc Michael Naylor, Planning Department
michael.naylor@vancouver.ca

I\Projects\2011\211004 - RBC Building\Correspondence\1.6 Authorities\1.6.1.1 City Planning\Letter of Enquiry-2012-09-07.docx

Broadway & Granville — Letter of Enquiry
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Context Renderings - option B
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C:Gh/ PLANNING AND DEVELOPMENT SERVICES
/ CITY OF Planning
VA NCOUVER Current Planning - Rezoning

April 8, 2013

Mr. Mark Thompson

Musson Cattell Mackey Partnerships
1600 - 2 Bentall Centre

555 Burrard Street, Box 264
Vancouver, B.C.

V7X 1M9

Dear Mr. Thompson:
RE: Rezoning Enquiry — 1489 West Broadway

Thank you for your rezoning enquiry for the above-noted site dated September 7, 2012. | have
discussed your most recently submitted set of drawings (February 2013) with senior staff and |
can offer the following advice.

Site

The site is located at the intersection of West Broadway and Granville Street. The Broadway
frontage is 135 ft., the Granville frontage is 120 ft. and the site area is 17,327 sqg.ft. (All
figures are approximate.) These figures include the existing lane to the east, the
incorporation of which has received preliminary support from City staff. The property is
currently developed with a 4-storey commercial building that is listed on the Recent
Landmarks Inventory (heritage).

Proposal

The most recent set of drawings, dated February 4, 2013, shows a 14-level, faceted glass
tower with a high one-storey (ground level plus mezzanine) base. The base is set back from
both Broadway and Granville to accommodate pedestrian circulation and is to contain retail
on the ground level and a bank on the mezzanine. The tower, with a floorplate of
approximately 10,000 sq.ft., will have office uses. The tower lobby is accessed from Granville
Street and the bank lobby is located at the street corner. The proposed height is 200 feet
from ground level at the intersection. The proposed FSR is 8.0.

1489 West Broadway - Enquiry Response.docx

City of Vancouver, Planning and Development Services
Planning, Current Planning - Rezoning (f,_:\\

453 West 12th Avenue Canada's Top ‘EIS
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Vancouver, British Columbia V5Y 1V4 Canada Employers . 2013 Canada’s Best
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website: vancouver.ca o Qi
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Parking and loading are accessed from the lane with 2 loading bays at grade and 3-4 levels of
parking below grade. It is proposed that parking be based on the downtown parking
standards.

Policy Context
In considering your proposal, staff have reviewed the following documents:

e (C-3ADistrict Schedule and the Central Broadway C-3A Urban Design Guidelines,
Granville South Sub-Area

e The Metro Core Jobs and Economy Land Use Plan (2007) (including the Broadway
Choice of Use section)

e The Green Buildings Policy for Rezonings

e Transportation 2040 Plan

Staff Advice
Rezoning

Use, Density and Height — Given the significance of this intersection to the overall
experience of the city, as well as the policy objective of increased commercial development
in the Metro Core, staff can offer preliminary support for the rezoning of this site to
accommodate a commercial building with significantly more density and height than
permitted under the current zoning.

Heritage

Recent Landmarks Inventory — Before considering a rezoning proposal for the property, the
City requests that a Statement of Significance (SOS) assessing the existing building’s heritage
value be prepared by a heritage consultant. Depending on the outcome, the SOS may require
the study of options that would include retention of the existing building.

Transportation

Broadway Corridor Transit — This location will likely be required for a transit station
related to the anticipated Broadway line. The detailed design of a transit station should be
discussed with staff as the project proceeds. Any space designated for future transit use may
be used for retail until it is needed for transit.

Form of Development

Height — Because this is a key civic intersection, additional height (beyond the 200 feet
proposed) may be appropriate and should be seriously considered. Noting that this will be an
important commercial building adjacent to an important transit hub, a height of 300 feet is
suggested as an upper limit for further design exploration. That being said, the view impacts
of the proposed tower on the residential neighbourhood to the south, the increased
shadowing of sidewalks and housing to the north and the guideline-identified gateway view
cone at Granville and 16th, should be investigated. (Please note, the suggested increase in

Page 2 of 4
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height is intended to result in increased job space and is not intended for the addition of
housing to the building.)

Ground-Level Plane — To accommodate a future transit station, the ground-level plane
should be redesigned to provide adequate space for an entrance area and circulation to the
below-grade platforms. The additional pedestrian circulation space needed on Granville and
Broadway will be accommodated by a combination of the building setbacks you have shown
and the existing boulevard.

Podium Form (Street Wall) — The height of the podium relative to its adjacent and future
context, as well as to the tower itself, should be increased.

Tower Form — Because this is a small site, the tower form appears to be less slender than a
tower with a similar floorplate would in a different context. Adding height to the tower would
improve the proportions. Staff do understand that a floor plate of 10,000 sq.ft. or more is
required for efficient office layouts.

Parking, Loading and Streets

Parking — A rationale for the use of the downtown parking standards should be provided.
Lane Closure — Preliminary support for a lane closure has been received, noting that a
standard application procedure must be followed. Please contact the City Surveyor to initiate
the process.

Infrastructure

Sewer Connection — Arrangements to provide a new sewer connection to 1465 West
Broadway will be required.

Sustainability

LEED — The City’s current Green Buildings Policy for Rezonings requires that buildings
participate in the LEED Program and commit to a minimum of LEED Gold with at least six
optimize energy performance points, one water efficiency point and one stormwater point.

Applicants are required to register their project with the CaGBC and to submit proof of
application for certification. The entire policy can be reviewed at:
http://former.vancouver.ca/commsvcs/guidelines/G015.pdf.

Applicants are strongly encouraged to provide a deconstruction strategy for demolition of
existing buildings to divert at least 75% of demolition waste from the landfill. A
deconstruction strategy may be submitted at the time of development permit application.
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Next Steps

Process — If you wish to proceed with a rezoning application, please contact me to set up a
meeting with City staff as part of the pre-application process. In the pre-application phase,
further design development will be required taking into account the advice provided in this
letter. We will also review submission requirements. At the pre-application phase, provision of
the Statement of Significance will help staff assess whether options including retention of the
existing building will be necessary.

When you make your formal application, we recommend that you also apply for a Sign By-law
amendment to ensure your CD-1 is added to Schedule E of the Sign By-law.

Public Consultation — In addition to the consultation and information open house that the
City will undertake during the application process, staff strongly recommend that you hold a
pre-application open house. For a cost of $100, we can provide mailing labels of surrounding
property owners for invitations to go out on your own letterhead. Please discuss a date for an
open house with me to ensure that staff is able to attend.

Rezoning and Other Fees — When you make your formal application, the 2013 fee to create
a new CD-1 District on a site outside the Downtown area will be $31,100 per Schedule 2,
Section 3(b) of the Zoning and Development Fee By-law. The 2013 fee for the Sign By-law
amendment will be $158 per Section 13.5.1 (c) (i) of the Sign By-law. The total fee, which can
be paid with one cheque, will be $31,258.

We look forward to working with you on this project. Please do not hesitate to contact me if
you have questions on the advice or the process.

Yours truly,

prrst

Janet Digby, Architect AIBC LEED AP BD+C
Rezoning Planner

453 West 12th Avenue, Vancouver, BC V5Y 1V4
tel: 604.871.6656

fax: 604.873.7060

Janet.digby@vancouver.ca

JD/

Encl.

cc:  A. Molaro, Senior Planner, Urban Design and Development Planning Centre
M. Gordon, Senior Planner, Central Area Planning

M. D'Agostini, Senior Heritage Planner, Heritage Group
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