CITY CLERK'S DEPARTMENT
Access to Information & Privacy Division

File No.: 04-1000-20-2023-326

September 12, 2023

s.22(1)

Dear s.22(1)

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 May 29, 2023 under the Freedom of Information and
Protection of Privacy Act for:

Record of the most recent appraisals and financial analyses, whether conducted
in-house or by a third party, relating to 502 Granville Street, 431 Beach Crescent,
and 900 Pacific Boulevard.

All responsive records are located on an FTP site (FTP instructions are included in the
accompanying email). Some information in the records has been severed (blacked out) under
s.3(5)(a), s.17(1), and s.22(3)(d) of the Act. You can read or download these sections here:
http://www.bclaws.ca/EPLibraries/bclaws new/document/ID/freeside/96165 00.

Under section 52 of the Act, and within 30 business days of receipt of this letter, you may ask
the Information & Privacy Commissioner to review any matter related to the City’s response to
your FOI request 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
(#04-1000-20-2023-326); 2) a copy of this letter; 3) a copy of your original request; and 4)
detailed reasons why you are seeking the review.

Yours truly,

[Signed by Cobi Falconer]

Cobi Falconer, MAS, MLIS, CIPP/C
Director, Access to Information & Privacy

cobi.falconer@vancouver.ca
453 W. 12th Avenue Vancouver BC V5Y 1V4

City Hall 453 West 12th Avenue Vancouver BC V5Y 1V4 vancouver.ca
City Clerk's Department tel: 604.829.2002 fax: 604.873.7419



If you have any questions, please email us at foi@vancouver.ca and we will respond to you as
soon as possible. Alternatively, you can call the FOI Case Manager at 604-871-6584.
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November 2, 2020 Our Reference Number: 15314-0820A

Real Estate Services

City of Vancouver

4™ Floor, 507 West Broadway
Vancouver, BC V5Z 0B4

Attention: Mr. Bill Aubé, Property Development Officer

Re: “Hypothetical” Appraisal of a Development Property
Located at 431 Beach Crescent, Vancouver, BC

City of Vancouver - FOI 2023-326 - Page 2 of 624



City of Vancouver - FOI 2023-326 - Page 3 of 624




City of Vancouver - FOI 2023-326 - Page 4 of 624







table of contents

Letter of Transmittal

Photographs of the Subject Property

1.0 S et ee st st s e e e naseen 1
2.0  OVERVIEW AND TERMS OF REFERENCE.........c.evvuereesesevrscserssesessssessassessassessssesssssssesanss 2
3.0 DEFINITION OF TERIMS ......vvuvrerncrressesesassessassesssesessssessssssssssssessssesssassessassessssssesssses 5
4.0  IDENTIFICATION OF THE SUBJECT PROPERTY .....ccovuiuerreerrenesesesssssssssssssssssssssssssssssnens 6
5.0  MARKET AREA DESCRIPTION .......coevruruirracsenssesssssessssessssssssssssssssssessssessssssessssesesssens 7
6.0  SITE DESCRIPTION.....ocveveereracrererersssaesssessssssesssesssssssassssssssessssssesssssesssassssssssnsassssesesasas 9
7.0 ZONING AND PLANNING ...cecucvereracrerensesssssesssssesessesssssesessssssessssesssssssssssssessssssessssserans 11
8.0  HIGHEST AND BEST USE .....ocvveeencncrcnessscsesssssesesssssssssessssssassesssssssnsssssssssssssasassssessases 14
9.0 APPRAISAL METHODOLOGY ......cucvrererernnseserscsessssessssessssssssesssesssesssssssssssssesssssesssssans 18
10.0  SITE VALUATION.......cveverecrcsreesseacsesesessssssssesssssssassssssssssssssssssssasssssssssssassssessssssssseses 19
11.0  CERTIFICATION ....evuveretrssesessssessessssesessssessssesssssesessssssesssssssassesessesesnssssesassssesassses 28
12.0 ASSUMPTIONS AND LIMITING CONDITIONS ......coeveverecmcrererersrssscsisessssssssesessssssssesesssssnans 30
addenda

Appendix "A"  Copy of the Title Information

Appendix “B”  Copy of the CD-1 (Comprehensive Development District) Zoning Bylaw and Beach
Neighbourhood CD-1 Guidelines

Appendix “C”"  Copy of Massing and Density Plans from City of Vancouver

Appendix “D”  Qualifications of the Appraiser

City of Vancouver - FOI 2023-326 - Page 6 of 624



City of Vancouver City of Vancouss RO S034MBE" pae 08234
431 Beach Crescent, Vancouver, BC Page: 1




2.0 OVERVIEW AND TERMS OF REFERENCE
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OVERVIEW AND TERMS OF REFERENCE (continued)
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OVERVIEW AND TERMS OF REFERENCE (continued)
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3.0 DEFINITION OF TERMS

PROPERTY RIGHTS APPRAISED

The property rights appraised are those of the "fee simple” interest defined as:

"The greatest interest an individual can own in land, or complete ownership in law,
subject only to the governmental powers of taxation, expropriation, escheat and

police powers."

MARKET VALUE DEFINITION

Section 3.44 of the “Canadian Uniform Standards of Professional Appraisal Practice” (2020

Standards), defines Market Value as:

“The most probable price, as of a specified date, in cash, or in terms equivalent to
cash, or in precisely revealed terms, for which the specified property rights should sell
after reasonable exposure in a competitive market under all conditions requisite to a
fair sale, with the buyer and the seller each acting prudently, knowledgeably, and for

self-interest, assuming that neither is under duress.”
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4.0 IDENTIFICATION OF THE SUBJECT PROPERTY

CIVIC ADDRESS

431 Beach Crescent, Vancouver, BC

LEGAL DESCRIPTION
Lot 277, False Creek Group 1, New Westminster District Plan LMP43683
PID: 024-633-925; Title Number: CA7443281

REGISTERED OWNER
One West Holdings Ltd., Suite 2400 — 745 Thurlow Street, Vancouver, BC V6E 0C5

LEGAL NOTATIONS / CHARGES / LIENS / INTERESTS

Perusal of the title certificate for the subject reveals that there are several legal notations, charges,
liens and interests registered on title. Under the scope of this appraisal, we have not researched any
of the notations or charges registered on title as it is assumed that there are no charges that will
adversely affect the present or any future use of the subject property. We refer the reader to the

Certificate of Title included in the addenda as Appendix “A” for details on the charges.

PROPERTY HISTORY

According to BC Assessment records, the subject property has not sold in an arm’s length transaction
during the three years prior to the effective date. We are not aware of any current listings or offers

to purchase the subject property.

PROPERTY ASSESSMENTS

The property is located within the City of Vancouver, in the False Creek North sub-area, administered
by the Greater Vancouver Region office of BC Assessment. The 2020 ‘Actual Value’ assessment and

2020 gross property taxes for the subject property is summarized below.

2020 Property Assessment

Land S 109,700

Improvements S 3,600

Total S 113,300

2020 Property Taxes: $429.39

City of Vancouver City of Vancouvelarquglnf&lgyﬁge-rb%lag11%%?%%91
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5.0 MARKET AREA DESCRIPTION

The subject property is located in the Downtown neighbourhood of Vancouver, which comprises a
majority of the downtown peninsula with the exception of the West End, located towards the
southwestern side of the peninsula. More specifically, the property is situated on the north side of
Beach Crescent between Homer and Richards Streets. The location of the subject property is

identified on the neighbourhood map illustrated below.

English Bay Beach €
N
i Vancouver Lookout @
(22l
Pows
Q@ GASTOWN
Victory Square
Vancouver Public gy
Sunset Beach Park Library, Céntral Library ¥ ? vancou
v o Chinato
Vancouver gy v 4 i L el
Maritime Museum ¥ )
A o o 8C Place @ [
£ Museum of Vancouver
ITS POINT i Y
KITS POINT e &
o 4
il loe) P
Kitsilano = Science World at TELUS Q
Beach Park World of Science ol
2 Crapdlisisianc & ,431 Beach Crescent ey
Cornwall Ave Public Market David f
Lam Park
[a)
Fifth Avenue Cinemas ¥ ®
AIR 2
Canadian Tire §

Over the past several years, the subject’s neighbourhood has undergone revitalization with many
proposed and approved or recently constructed high-density, commercial and mixed-use
commercial/residential developments. The area immediately surrounding the subject property
comprises newer low-rise to high-rise multi-family residential buildings and parks. Immediately east
of the subject at 455 Beach Crescent is Park West 1, a 173-unit, 31-storey multi-family strata building
constructed circa 2005, to the west at 1483 Homer Street is the Waterford, a 129-unit, 32-storey
multi-family strata building constructed circa 2003, to the north at 1408 Strathmore Mews is West
One, a 246-unit, 47-storey multi-family strata building constructed circa 2003 and across to the south
at 420 Beach Crescent is King’s Landing West Tower, a 158-unit, 29-storey multi-family strata building
constructed circa 2005. George Wainborn Park is located just west of the subject and David Lam Park

is located just east of the subject.
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MARKET AREA DESCRIPTION (continued)

Granville Street, west of the subject is a two-way, north/south bound road in the area and provides
an important connection extending from the Granville Bridge to the south and the remainder of the
downtown core. Further, Beach Crescent / Avenue and Pacific Street provide access to the West End
to the west and Yaletown and other areas of downtown to the east. The subject property is three

blocks southwest of the Yaletown-Roundhouse SkyTrain Station.

The subject is located just two blocks south of the Yaletown neighbourhood which was previously an
industrial area that has been transformed into trendy restaurants, clubs, stores and condominiums.
The subject property has a good location along Beach Crescent, between Richards and Homer Streets,
and is within walking distance of the Seawall, English Bay, Yaletown, and Granville Street

Entertainment District.

A number of properties in the subject area have been proposed or are under construction for higher

density mixed use and commercial development.
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6.0 SITE DESCRIPTION

SITE CONFIGURATION / AREA

The subject property comprises a rectangular shaped parcel of £35,261 square feet, according to
information provided by our client. BC Assessment records indicate an area of +35,307 square feet;
however, we have relied upon the area provided by our client. According to VanMap records, the
subject has a frontage of +53.498 metres (+175.5 feet) along the north side of Beach Avenue and an

average return depth of £61.284 metres (+201.1 feet). An excerpt of the plan from VanMap with the

subject outlined in green is illustrated below.

7 7 7
. £ ‘2?\3, /_/ /_.f /_r
g f B L
w
& 455 ,z‘/ ‘\// 1408
i /s .
G P /
3 7 S
=) - B /" A
= t @ : i
IFF ‘"3" ‘é’ & _.-*' 6‘\5_‘1?
b n:? ’J/ £ 4@3( %‘"
5 A
;53\ o 1_/ ﬁ\
A
i ra
e g v
Q’u’ - /—'
S 4 431
N 4 : 145
7 N
Z, 2a
43
% B, 2
RS &5 %,
1483 .
8
) “";?
%
7,
%
e@
9{.,4
%, . o
TOPOGRAPHY

The site is generally level and at grade to surrounding streets; however, the southeastern boundary
slopes downwards to the adjacent property. We assume soil conditions are stable and the underlying

geology is adequate to support any future higher density residential development. No

representations have been made concerning soil conditions.

City of Vancouver
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7.0 ZONING AND PLANNING
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ZONING AND PLANNING (continued)
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ZONING AND PLANNING (continued)
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8.0 HIGHEST AND BEST USE

INTRODUCTION

The definition of “Highest and Best Use” is as follows:

“The reasonably probable use of Real Property, that is physically possible, legally permissible,

financially feasible and maximally productive, and that results in the highest value.”

Source: Canadian Uniform Standards of Professional Appraisal Practice, 01/2020.

Many factors and appraisal principles become a consideration in the determination of "Highest and
Best Use". These include: government regulations, supply, demand, anticipation, balance, surplus
productivity, contribution, competition, etc. The definition also includes the presumption that the

use is in keeping with the current or proposed zoning and legal requirements.

The concept of "Highest and Best Use" recognizes that land use patterns can change over a given
period and that the optimum use of a site is determined by need or demand at any given point in
time. Elements affecting value that are dependent upon events or a combination of occurrences,
which, while within the realm of possibility, are not shown to be reasonably probable, should be
excluded from consideration. This is also the case if the intended use is dependent on the uncertain

act of another person.

Location

The subject property is located in the Downtown area of Vancouver, an established commercial and
residential area. More specifically, the subject is located on the north side of Beach Crescent,
between Richards and Homer Streets. Properties in the area are primarily improved with a mix of
high rise mixed-use and multi-family development interspersed with public parks and the public

seawall.

A number of properties in the area have been or are being redeveloped for higher density mixed use,
commercial and multi-family buildings. The property is within close proximity to public amenities
including transportation routes, public transit, waterfront and surrounding commercial development.
Overall, it is our opinion that the subject property is well-located for multi-family residential

accommodation in Downtown Vancouver.

City of Vancouver City of Vancouvelarquglnf&lgyﬁge-rb%lag]2%_%?%%91
431 Beach Crescent, Vancouver, BC Page: 14



HIGHEST AND BEST USE (continued)
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9.0 APPRAISAL METHODOLOGY
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10.0 SITE VALUATION

City of Vancouver City of vancowd:® PO/ 5625538 bage 45 %4

431 Beach Crescent, Vancouver, BC ge:




SITE VALUATION (continued)
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SITE VALUATION (continued)
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SITE VALUATION (continued)
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SITE VALUATION (continued)
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SITE VALUATION (continued)
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SITE VALUATION (continued)
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SITE VALUATION (continued)

City of Vancouver City of Vancouvers FOT 5624 43R% bage 4b 2 o4
431 Beach Crescent, Vancouver, BC Page: 26




SITE VALUATION (continued)
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11.0 CERTIFICATION

City of Vancouver iy of vancoud SRS SEABATR 153 9104
431 Beach Crescent, Vancouver, BC Page: 28




CERTIFICATION (continued)

Respectively submitted,

Stuart Carmichael, B.Bus. (L.Econ.), AACI, P.App
Membership #: 300611

Date of Report/Date Signed: November 2, 2020
Personally Inspected the Subject Property: Yes
Date of Inspection: October 17, 2020

City of Vancouver
431 Beach Crescent, Vancouver, BC
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12.0 ASSUMPTIONS AND LIMITING CONDITIONS

The certification that appears in this report is subject to compliance with the Personal Information
and Electronics Documents Act (PIPEDA), Canadian Uniform Standards of Professional Appraisal
Practice (“CUSPAP”) and the following conditions:

1. This report is prepared only for the client and authorized users specifically identified in
this report and only for the specific use identified herein. No other person may rely on
this report or any part of this report without first obtaining consent from the client and
written authorization from the authors. Liability is expressly denied to any other person
and, accordingly, no responsibility is accepted for any damage suffered by any other
person as a result of decisions made or actions taken based on this report. Liability is
expressly denied for any unauthorized user or for anyone who uses this report for any use
not specifically identified in this report. Payment of the appraisal fee has no effect on
liability. Reliance on this report without authorization or for an unauthorized use is
unreasonable.

2. Because market conditions, including economic, social and political factors, may change
rapidly and, on occasion, without warning, this report cannot be relied upon as of any
date other than the effective date specified in this report unless specifically authorized by
the author(s).

3. The author will not be responsible for matters of a legal nature that affect either the
property being appraised or the title to it. The property is appraised on the basis of it
being under responsible ownership. No registry office search has been performed and the
author assumes that the title is good and marketable and free and clear of all
encumbrances. Matters of a legal nature, including confirming who holds legal title to the
appraised property or any portion of the appraised property, are outside the scope of
work and expertise of the appraiser. Any information regarding the identity of a
property’s owner or identifying the property owned by the listed client and/or applicant
provided by the appraiser is for informational purposes only and any reliance on such
information is unreasonable. Any information provided by the appraiser does not
constitute any title confirmation. Any information provided does not negate the need to
retain a real estate lawyer, surveyor or other appropriate experts to verify matters of
ownership and/or title.

4, Verification of compliance with governmental regulations, bylaws or statutes is outside
the scope of work and expertise of the appraiser. Any information provided by the
appraiser is for informational purposes only and any reliance is unreasonable. Any
information provided by the appraiser does not negate the need to retain an
appropriately qualified professional to determine government regulation compliance.

5. No survey of the property has been made. Any sketch in this report shows approximate
dimensions and is included only to assist the reader of this report in visualizing the
property. It is unreasonable to rely on this report as an alternative to a survey, and an
accredited surveyor ought to be retained for such matters.
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ASSUMPTIONS AND LIMITING CONDITIONS (continued)

10.

This report is completed on the basis that testimony or appearance in court concerning
this report is not required unless specific arrangements to do so have been made
beforehand. Such arrangements will include, but not necessarily be limited to: adequate
time to review the report and related data, and the provision of appropriate
compensation.

Unless otherwise stated in this report, the author has no knowledge of any hidden or
unapparent conditions (including, but not limited to: its soils, physical structure,
mechanical or other operating systems, foundation, etc.) of/on the subject property or
of/on a neighbouring property that could affect the value of the subject property. It has
been assumed that there are no such conditions. Any such conditions that were visibly
apparent at the time of inspection or that became apparent during the normal research
involved in completing the report have been noted in the report. This report should not
be construed as an environmental audit or detailed property condition report, as such
reporting is beyond the scope of this report and/or the qualifications of the author. The
author makes no guarantees or warranties, express or implied, regarding the condition of
the property, and will not be responsible for any such conditions that do exist or for any
engineering or testing that might be required to discover whether such conditions exist.
The bearing capacity of the soil is assumed to be adequate.

The author is not qualified to comment on detrimental environmental, chemical or
biological conditions that may affect the market value of the property appraised,
including but not limited to pollution or contamination of land, buildings, water,
groundwater or air which may include but are not limited to moulds and mildews or the
conditions that may give rise to either. Any such conditions that were visibly apparent at
the time of inspection or that became apparent during the normal research involved in
completing the report have been noted in the report. It is an assumption of this report
that the property complies with all regulatory requirements concerning environmental,
chemical and biological matters, and it is assumed that the property is free of any
detrimental environmental, chemical legal and biological conditions that may affect the
market value of the property appraised. If a party relying on this report requires
information about or an assessment of detrimental environmental, chemical or biological
conditions that may impact the value conclusion herein, that party is advised to retain an
expert qualified in such matters. The author expressly denies any legal liability related to
the effect of detrimental environmental, chemical or biological matters on the market
value of the property.

The analyses set out in this report relied on written and verbal information obtained from
a variety of sources the author considered reliable. Unless otherwise stated herein, the
authordid not verify client-supplied information, which the author believed to be correct.
The term “inspection” refers to observation only as defined by CUSPAP and reporting of
the general material finishing and conditions observed for the purposes of a standard
appraisal inspection. The inspection scope of work includes the identification of
marketable characteristics/amenities offered for comparison and valuation purposes
only.
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ASSUMPTIONS AND LIMITING CONDITIONS (continued)

11.

12.

13.

14.

15.

16.

17.

18.

The opinions of value and other conclusions contained herein assume satisfactory
completion of any work remaining to be completed in a good and workmanlike manner.
Further inspection may be required to confirm completion of such work. The author has
not confirmed that all mandatory building inspections have been completed to date, nor
has the availability/issuance of an occupancy permit been confirmed. The author has not
evaluated the quality of construction, workmanship or materials. It should be clearly
understood that this visual inspection does not imply compliance with any building code
requirements as this is beyond the professional expertise of the author.

The contents of this report are confidential and will not be disclosed by the author to any
party except as provided for by the provisions of the CUSPAP and/or when properly
entered into evidence of a duly qualified judicial or quasi-judicial body. The author
acknowledges that the information collected herein is personal and confidential and shall
not use or disclose the contents of this report except as provided for in the provisions of
the CUSPAP and in accordance with the author’s privacy policy. The client agrees that in
accepting this report, it shall maintain the confidentiality and privacy of any personal
information contained herein and shall comply in all material respects with the contents
of the author's privacy policy and in accordance with the PIPEDA.

The author has agreed to enter into the assignment as requested by the client named in
this report for the use specified by the client, which is stated in this report. The client has
agreed that the performance of this report and the format are appropriate for the
intended use.

This report, its content and all attachments/addendums and their content are the
property of the author. The client, authorized users and any appraisal facilitator are
prohibited, strictly forbidden, and no permission is expressly or implicitly granted or
deemed to be granted, to modify, alter, merge, publish (in whole or in part) screen scrape,
database scrape, exploit, reproduce, decompile, reassemble or participate in any other
activity intended to separate, collect, store, reorganize, scan, copy, manipulate
electronically, digitally, manually or by any other means whatsoever this appraisal report,
addendum, all attachments and the data contained within for any commercial, or other,
use.

If transmitted electronically, this report will have been digitally signed and secured with
personal passwords to lock the appraisal file. Due to the possibility of digital modification,
only originally signed reports and those reports sent directly by the author can be
reasonably relied upon.

This report form is the property of the Appraisal Institute of Canada (AIC) and for use only
by AIC members in good standing. Use by any other person is a violation of AIC copyright.
Under “The Standards”, the following estimate of Market Value is based on an exposure
time of 6 to 12 months immediately prior to the date of appraisal. This marketing timing
is typical of development real estate in the Greater Vancouver area.

The estimated Market Value for the subject property is based on the assumption that it
would be sold on payment terms consistent with common practices in the real estate
market and subject to the encumbrances outlined in this report, unless otherwise stated.
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ASSUMPTIONS AND LIMITING CONDITIONS (continued)

19. We are not qualified and do not purport to give legal advice. It is assumed that:

a.

the legal description of the property appraised, confirmed by the Certificate of
Title obtained from MyLTSA, is correct;

b. the title is good and if there are any liens or encumbrances, they have been
disregarded and the property appraised as though free and clear except as
otherwise discussed herein;

c. the existing use is a legally conforming use, which may be continued by any
purchaser from the existing owner;

d. property rights appraised exclude mineral rights, if any;

e. there are no encroachments, encumbrances, restrictions, leases or covenants
that would in any way affect the valuation, except as expressly noted herein;

f. rights-of-way, easements or encroachments over other real property and leases
or other covenants noted herein are legally enforceable.

20. The appraiser is not a qualified land surveyor and no legal survey concerning the subject

property has been provided by our client. The appraiser has not surveyed the site. Site
and lot areas have been based on BC Assessment records and plans prepared by Principle
Architecture provided by the client.

21. Maps, plans, drawings, and photographs appearing in this report are included for the sole
purpose of visual reference and should not be construed as legal surveys. The appraiser
assumes no responsibility for their accuracy.

City of Vancouver
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Appendix "A"

Copy of the Title Information
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Appendix "B"

Copy of the CD-1 (Comprehensive Development District)

Zoning Bylaw and Beach Neighbourhood CD-1 Guidelines
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Note:

[Section 1 is not reprinted here. It contains a standard clause amending Schedule D (Zoning
District Plan) to reflect this rezoning to CD-1.]

Definitions
Words in this By-law shall have the meaning assigned to them in the Zoning and Development
By-law, except as provided below.

Core-need Household means a household which would have to spend more than 30 percent of its
annual gross income on shelter (including utilities) in order to live in an average market rental unit
which is adequate and suitable for its basic needs.

Public Ferry Dock means a dock located on a water lot providing water access for public ferry
transportation, but does not include any private marina or berth uses.

Uses

The area shown included within the heavy black outline on Schedule “A” shall be more particularly
described as CD-1(366), and the only uses permitted within the outlined area, subject to approval
by Council of the form of development and to such conditions, guidelines and policies adopted by
Council, and the only uses for which development permits will be issued are:

(a) Dwelling Units in multiple dwellings or in conjunction with any of the uses listed below, not
exceeding 2266 dwelling units provided that:

(i) aminimum of 13.8% of the units (but not including the units provided under clause (ii)
below) shall be for family housing, all of which shall be designed in accordance with
the Council-adopted “High-Density Housing for Families With Children Guidelines”;

(i) a minimum of 11.3% of the units shall be provided through government funded
programs targeted for core-need households or for such affordable family housing
programs or initiatives as City Council may generally define or specifically approve
from time to time, which housing programs or initiatives may include subsidized and
market rental units or subsidized and market co-operative units and shall be designed
for family housing consistent with clause (i) above; and

(i) a minimum of 7.8% of the units shall be provided through government funded
programs targeted for core-need households or for such affordable non-family housing
programs or initiatives as City Council may generally define or specifically approve
from time to time, which housing programs or initiatives may include subsidized and
market rental units or subsidized and market co-operative units but need not be
designed consistent with clause (i) above;

(b) Retail Uses, but not including Gasoline Station - Full Serve, Gasoline Station - Split Island,
and Vehicle Dealer;

(c) Service Uses, but not including Auction Hall, Bed and Breakfast Accommodation, Body-rub
Parlour, Drive-through Service, Funeral Home, Hotel, Laboratory, Laundry or Cleaning Plant,
Motor Vehicle Repair Shop, Motor Vehicle Wash, Production or Rehearsal Studio, Repair
Shop - Class A, Restaurant - Drive-in, School - Vocational or Trade, and Sign Painting Shop

(d) Office Uses;

(e) Child Day Care Facility;

(f) Cultural and Recreational Uses, but not including Arcade, Golf Course or Driving Range,
Riding Ring, Stadium or Arena, and Zoo or Botanical Garden;

(g) Public Ferry Dock;

(h) Parking Uses;

(i) Public Authority Use;

(j) Marina Uses;

Information included in square brackets | | identifies the by-law numbers and dates for the
amendments to By-law No. 7675 or provides an explanatory note.
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6.1

6.2

6.3

71

7.2

7.3

7.4

7.5

8.1

Residential Component

Any development which combines residential with any other use shall have separate and
distinct means of pedestrian access to the residential component from streets and on-site
parking

Private, semi-private, and public outdoor spaces shall be clearly separated and distinguished
from each other.

In every building intended to contain core-need households a community room shall be
provided.

Off-Site Parking

Off-street parking must be provided, developed and maintained in accordance with the
applicable provisions of the Parking By-law, except that:

(a) retail uses shall provide a minimum of 1 space for each 100 m? of gross floor area up to
300 m?, then 1 space for each 50 m? of gross floor area, subject to a maximum number of
spaces 10 percent greater than the minimum calculated using this clause,

(b) restaurant uses shall provide a minimum of 1 space for each 50 m? of gross floor area for
the first 100 m? of gross floor area, then 1 space for 10 m? of gross floor area for the next
400 m? to a total of 500 m? of gross floor area, then 1 space for each 20 m? over 500 m? of
gross floor area, subject to a maximum number of spaces 10 percent greater than the
minimum calculated using this clause;

(c) multiple dwelling uses, not including units described in clause (d) or units designated for
core-need subsidized seniors housing, shall provide a minimum of 1 space for each 200 m?
of gross floor area plus 0.9 spaces for each dwelling unit, except that no more than 2.2
spaces per dwelling unit need be provided;

(d) family non-market housing shall provide a minimum of 1.1 spaces for each dwelling unit;
and

(e) office uses shall provide a minimum of 1 space for each 93 m? of gross floor area with a
maximum of 1 space for each 80 m? of gross floor area.

The Director of Planning, in the exercise of his jurisdiction, may relax the provisions of this
By-law in any case where literal enforcement would result in unnecessary hardship relating to
the number of off-street parking and passenger spaces required.

The Director of Planning, before granting any relaxation pursuant to section 7.2, shall
be satisfied that any property owner likely to be adversely affected is notified. Such
notification shall be in the form appropriate to the circumstances.

For the purposes of this section uses with the same formula for determining required parking
spaces shall be considered to be of the same class. If a development contains parking for more
than one use as listed in section 4.2 of the Parking By-law, the total number of parking spaces
shall be the sum of the parking spaces required for the various classes of uses calculated
separately and, unless otherwise permitted by the Director of Planning, in consultation with the
City Engineer, taking into account the time-varying demand of uses, a parking space required
for one use shall be deemed not to meet the requirement for any other use in that development.

The required number of off-street parking spaces need not be provided where, subsequent to
original construction of a building, any additions, alterations or change in use would, in total,
result in an increase of less than 10 percent of the number of spaces required for the originally
constructed building before any addition, alteration or change in use.

Off-Street Loading
Off-street loading must be provided, developed and maintained in accordance with the

applicable provisions of the Parking By-law except that one loading bay shall be provided for
every 200 dwelling units.

City of Vancouver
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8.2 The Director of Planning, in the exercise of his jurisdiction, may relax the 111:>rovisions of this
By-law in any case where literal enforcement would result in unnecessary hardship relating to
the number of loading spaces required.

8.3 The Director of Planning, before %(rantin% any relaxation pursuant to section 8.2, shall
be satisfied that any property owner likely to be adversely affected is notified. Such
notification shall be in the form appropriate to the circumstances.

8.4 For the purﬁ)oses of this section, uses with the same formula for determining required loading
spaces shall be considered to be of the same class. If a development contains more than one
use as defined in section 5.2 of the Parking By-law, the total number of loading spaces shall be
the sum of the loading spaces required for the various classes of uses calculated separately and,
unless otherwise permitted by the Director of Planning, in consultation with the City Engineer,
taking into account the time-varying demand of uses, a loading space required for one use shall
be deemed not to meet the requirement for any other use in that development.

8.5 The required number of off-street loading spaces need not be provided where, subsequent to
original construction of a building, any additions, alterations or change in use would, in total,
result in an increase of less than 10 percent of the number of spaces required for the originally
constructed building before any addition, alteration or change 1n use.

9 Acoustics

All development permit applications require evidence in the form of a report and
recommendations prepared by a person trained in acoustics and current techniques of noise
measurement demonstrating that the noise levels in those portions of the dwelling units listed
below shall not exceed the noise level set opposite such portions. For the purposes of this
section the noise level is the A-weighted 24-£our equiva{)ent (Leq) sound level and will be
defined simply as noise level in decibels.

Portions of Dwelling Units Noise Level (Decibels)
bedrooms 35
living, dining, recreation rooms 40
kitchen, bathrooms, hallways 45

[8714; 03 07 29]

11 [Section 11 is not reprinted here. It contains a standard clause including the Mayor and City
Clerk’s signatures to pass the by-law and to certify the by-law number and date of enactment.]
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City Of VanC()llver Land Use and Development Policies and Guidelines

Community Services, 453 W. 12th Ave Vancouver, BC V5Y 1V4 = 604.873.7344 fax 873.7060
planning@ecity.vancouver.bc.ca

BEACH NEIGHBOURHOOD

CD-1 GUIDELINES
(500 AND 600 PACIFIC STREET)

Adopted by City Council October 21, 1999
Amended by City Council May 28, 2002
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1 Application and Intent

1.1 Application
These guidelines should be used in conjunction with the Beach Neighbourhood CD-1 By-laws for
500 Pacific Street (Area 1B) and 600 Pacific Street (Area 1A) to guide development of these False
Creek North sub-areas. As well as assisting the development permit application, the guidelines will
be used by City staff in evaluating proposed developments. Applicants should also refer to the
following City documents, available from the Planning Department:

(a) False Creek North shoreline treatment and pedestrian/bicycle system concepts;
(b) False Creek North public realm design;

(c) High-Density Housing for Families with Children Guidelines;

(d) Balcony Enclosure Guidelines;

(e) Public Art Policies and Guidelines; and

(f) Bridgehead Study.

The guidelines will assist the design of individual developments to ensure compatibility with the
overall urban design concept and principles for the Beach Neighbourhood and development on
adjacent lands.

An illustrative plan (see Appendix A) is included for general guidance and indicates an acceptable
form of development. However, it is possible that detailed design analysis at the Development
Application stage will lead to site specific solutions. Therefore, variations may be considered where
they fully maintain the intent of these guidelines and the illustrative plan, and the overall urban
design. Changes to maximum tower heights and floor plates are not anticipated. Criteria for judging
changes will be based on the following:

(a) relationships to adjacent development with respect to shadowing and public and private views;
(b) livability with respect to private open space, privacy and access;

(¢) meeting CPTED (Crime Prevention Through Environmental Design) principles;

(d) public and common open space provision, quality and programming;

(e) public realm treatment, amenity and safety;

(f) vehicle and pedestrian movement relationships and safety, and vehicular access;

(g) overall built form, architectural design and quality of materials and finishes; and

(h) the submission of any advisory group, property owner or tenant.

The site consists of 15.4 ha of land and water. It is bounded on the south by False Creek and to the
north by Pacific Street. To the west is the Granville Bridge and the Seymour off-ramp. To the east
is David Lam Park and the Roundhouse Neighbourhood.

1.2 Intent
The intent of development in the Beach Neighbourhood is to recognize the site as a prime residential
neighbourhood providing housing consistent with livability, environmental, and household and
income mix objectives, particularly for families with children.

It is also to achieve development with a high quality of urban design and architecture.

City of Vancouver City of Vancouver - FOI 2023-326 - PageMay @092
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Figure 1: Beach Neighbourhood Boundary

2 Urban Design Principles
The Beach Neighbourhood site is organized around the centrally located George Wainborn Park, the
extensions of Richards and Homer Streets, Beach Avenue, and two pedestrian mews linking through
from Pacific Street.

Key urban design principles guiding the pattern of development are:

(a) extending the city street grid from the west and north with new streets or mews;

(b) responding to the unique characteristics of the waterfront site such as Granville Bridge, False
Creek, Pacific Street, and sloping site topography;

(c) extending the established pedestrian and bicycle routes through the site, particularly along the
waterfront;

(d) providing a sequence of public open spaces and parks that links the new and existing
neighbourhood;

(e) stepping tower heights down from Pacific Street to the water;

(f) orienting towers to the downtown grid;

City of Vancouver City of Vancouver - FOI 2023-326 - PageMay #0923
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3.1

3.2

(g) providing alandmark tower on the Pacific Boulevard axis as part of a pair of towers that define
each end of the neighbourhood shopping district along Pacific Boulevard;

(h) preserving adopted public and street-end views;

(1) locating towers and associated lower buildings to create a formal urban built form on the
Richards Street axis and around George Wainborn Park;

(j) creating well defined, animated, landscaped streets with lower rise buildings which maximize
“eyes on the street” and individual unit entryways from the street; and

(k) ensuring that public access to the waterfront and full accessibility to the area is provided for
all, including the disabled; and

() pursuant to (i) and (j) above, ensuring that streets, park walkways, mews and the waterfront
walkway are lined predominantly with 2 —3 storey townhouses having their individual primary
entrys facing the Public Realm, noting that it may be impractical or uneconomic to achieve
townhouses on all the non-market housing sites in Beach Neighbourhood.

Overall Guidelines

Siting
The location of streets, open spaces, development parcels and buildings should generally be as
described in the illustrative site plan included in Appendix A.

Building setbacks should respond to the unique characteristics of the site and include:

(a) Richards Street — 6.0 m setback to the building face from the property line and 1.8 m setback
for landscape from the property line for expansion of the public realm as per Downtown South
Guidelines;

(b) adjacent to waterfront walkway — 7.5 m;

(c) mews— 1.5 m setback for up to two storeys and a minimum spacing of 15 m between building
faces above two storeys;

(d) Pacific Street — building faces on the non-market housing site and the landmark tower site east
of the mews should be setback and aligned with the easterly extension of the south property line
of the Pacific Street, except for a minor entry feature encroachment for the low-rise building
east of the mews;

(e) all other streets — 3.65 m setback from the property line; and

(f) bay windows, porches and similar design elements, as well as open or enclosed balconies above
the first storey, may encroach up to 1.0 m into the required setback. Stairs and patios may
extend further if adequate landscaping is provided.

High-rise Towers
High-rise towers range in height between 10 to 38 storeys. Tower building heights have been
established in response to:

(a) the impact of height and massing on adjacent public and private views;
(b) the provision of sunlight to ground level;

(c) the scale of adjacent open space, water areas and existing structures; and
(d) established public views.

High-rise towers should:

(a) provide floor plates no larger than 600 m? except for the 38-storey landmark tower where 625
m? is permitted up to 34 storeys and 500 m? above, and except for 10-storey towers where 650
m? is permitted. Floor plate areas include all interior circulation space, storage space and
mechanical space, and exclude balconies;

(b) have distinct roof forms; and

(c) have compact floor plates to minimize shadow and view impacts.

The overall design and character of the high-rise towers:
(a) should present their narrowest frontage toward the water to maximize the view for dwelling

units and view corridors through downtown from the south;
(b) the 38-storey landmark tower should relate to the axis of Pacific Boulevard;
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(c) may have different architectural styles suitable for their context and location except the towers
framing George Wainborn Park which should be of the same design family.

3.3 Low and Mid-rise Buildings
Low and mid-rise buildings range in height from 2 to 8 storeys. These buildings should:

(a) provide periodic openings between buildings to provide public views into secured semi-private
open spaces and articulation of the building to break down the scale, and to define the street;

(b) respond to their location through appropriate variations in height, form, setback and
architectural expressions;

(c) create pedestrian scale and character through individual unit expression (e.g. 2 - 3-storey
townhouses differentiated from apartments above), changes in materials, fenestration and
cornice lines;

(d) create strong residential character on the street, park edges, mews, and waterfront walkway
through provision of such features as townhouse front doors approximately 1.0 m above grade,
bay windows, special paving and landscaping;

(e) incorporate roof gardens and decks where appropriate to provide open space;

(f) provide roof materials which enhance visual interest from higher buildings.

Two-Storey Townhouses Forming Base of Mid-rise
Building: Marinaside Crescent
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3.3

3.5
3.5.1

3.5.2

3.53

3.54

Views
Built form has been generally located to respect various public, semi-public and private views.
Principal public views to be preserved include:

(a) view cones as determined in the False Creek North Official Development Plan (see Figure 2
below); and
(b) street end views for Richards Street, Homer Street terminus and Beach Avenue.

Figure 2: Public Views

Architectural Components

Materials
Dominant materials should be architectural concrete, glass, brick, pre-cast concrete, stone
cladding or metal cladding. Stucco should not be a principal building material.

Balconies
Balconies recessed into the building face are encouraged. Balconies may be enclosed subject to
the Council-adopted Balcony Enclosure Guidelines.

Awnings, Canopies and Entries
Entries to residential, commercial uses and community facilities should be weather protected.
This protection should be utilized to create building identity and address.

Commercial uses and community facilities located adjacent to a street should incorporate
weather protection in the form of awnings and canopies.

Lighting
Particular attention should be given to the lighting of public and private areas, with a hierarchy
of fixture types designed according to functional and security needs.
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3.55 Townhouse/Public Realm Interface
Townhouses, either in continuous rows or incorporated within higher building forms, should be
individually articulated in their massing and raised up approximately 1 m from the public realm
to balance unit privacy with the objective of creating “eyes on the street” (CPTED). The
transition between the public walk and the unit should be carefully delineated with low,
articulated planter walls and hedges, steps, possibly with a gate, to the covered, recessed front
door, and where desired, raised front patios looking over the walk.

Townhouses Lining Waterfront Walkway Townhouses Lining Drake Mews

I

e 3 : T e ¥
Townhouses: Alberni Street Townhouse Front Doors Townhouse Front Doors
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3.6
3.6.1

3.6.2

3.63

3.6.4

3.6.5

3.7
3.7.1

3.7.2

3.73

Residential Livability and Security

Family Housing
Dwelling units designed for families with children should comply with the City’s High-Density
Housing for Families with Children Guidelines.

Residential livability of each development and each dwelling unit should be maintained following
these considerations:

(a) Adequate balcony space:
Each unit should have direct access to an appropriately sized private outdoor space or
enclosed balcony. (Refer to Balcony Enclosure By-laws, Policies and Guidelines.)

(b) Adequate building amenities:
Each residential development should provide on-site amenities such as community meeting
rooms, fitness facilities, outdoor recreational space, etc., suitable for the anticipated
population.

Access and “Address”

The main entrance of all residential buildings should front the street, and the number of primary
entrances to individual dwelling units from street and grade level should be maximized,
specifically through the provision of townhouses with their front doors facing the streets, mews,
park edges and waterfront walkway. Primary access through sliding glass doors is not
appropriate.

Daylight
Habitable rooms should have access to daylight and where possible, direct sunlight.

Safety and Security
Design of residential developments and units should take into consideration the principles of
CPTED (Crime Prevention Through Environmental Design). (See Appendix B.)

Urban Landscape

Public Realm
The public realm should be designed in accordance with Engineering Services standards and
requirements.

Mews

The outer building faces and the public right-of-way should align with the building faces of the
southerly precincts. The mews should provide a distinct character in contrast to the standard
streets. They should:

(a) incorporate quality surface materials such as pavers (blacktop is not acceptable);

(b) incorporate soft landscape materials;

(c) incorporate appropriate distinctions between areas for vehicle and pedestrian movement;
(d) provide for safe and distinct access points to dwelling units; and

(e) ensure appropriate lighting to provide a safe pedestrian and residential environment.

Parks and Open Spaces
The parks and open spaces should:

(a) provide for the active and passive recreation needs of residents and visitors, including ample
opportunities for children’s play;

(b) ensure safety and security through the provision of natural surveillance and guardianship
from surrounding residents and the use of appropriate materials and equipment;

(c) incorporate diversity through the use of distinctive landscape materials and design;

(d) in(ilorporate the parks and open spaces into the surrounding walkway and cycling systems;
an

(e) distinguish between public and private open spaces through the use of defined access points
and edges, circulation systems, grade changes and plant materials.

(f) consider a variety of grade changes allowing overviews to the water and general interest
within the park;

(g) consider materials, i.e., plants, furnishing and lighting, that are long-lasting and durable;

(h) maximize opportunities for users to enjoy these amenities in inclement weather, i.e., dry
pathways, fast draining and drying benches;
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3.8

3.9

3.10

3.1

(i) provide a range of opportunities, both within formal and informal areas of the park, for
human interaction for the general public and neighbours, while ensuring privacy of
residents; and

(j) provide a strong formality to the Richards street-end with park design elements including,
for example:

i)  major access/egress to the park;
(i) programming for diverse public use at this arrival space;
(iii) street trees, plant material, and botanical layout;
(iv) public art; and
(v)  weather protection in appropriate locations.

Disabled Access
Generally, the primary pedestrian systems, public open spaces, primary private walkways and
principal entrances of all buildings should be accessible to the physically challenged.

Parking Access, Vehicular Arrival/Drop-off and Loading

Parking and loading entrances should be integrated into the buildings or landscape, and exposed
walls and soffits should be architecturally treated. Good visibility should be provided for vehicles
at access points. Parking garages should be designed in accordance with the City’s Parking
Garage Security Guidelines.

Drop-off areas should be provided on site, and may be located within the confines of a building,
as long as it does not reduce usable, landscaped, outdoor open space.

Garbage and Recycling
Underground recycling and garbage containers should be provided for each development.

Phasing

The development will occur in phases. Measures to ensure each phase is complete and livable
should be undertaken including the use of, among other things, security fencing, screens and
landscaping. Natural pathways should be acknowledged and provided for. [Seaside Route
bypasses, care about hoarding)

Precinct Guidelines

Beach Neighbourhood is divided into seven development precincts as illustrated on Figure 3. The
principal design concepts and development considerations are illustrated on the following
annotated plans.

At the time of development application for the first building within a precinct the applicant
should include concept drawings for the precincts, as defined in the CD-1 by-law. The objective
is to confirm, among other things, the following:

(a) that the approved density can be fully achieved within the scope and intent of the guidelines;
and

(b) that the access systems for pedestrians and private, service and emergency vehicles function
appropriately.
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Figure 3: Development Precincts

Note: the Precinct area numbers are different from the CD-1 By-law Sub Areas.
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