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FALSE CREEK

DESIGN RATIONALE:

INTRODUCTION

The site is part of a comprehensive CD-1 rezoning for Parcels 3A and 3B in the
Southeast False Creek area on the south shore of False Creek. It contains a
proposal for one of five residential-only buildings for the area and is intended to
be market strata ownership. It is the first of two buildings to be constructed as
phase 1, along with a City-owned affordable rental building to the south.

EXISTING POLICY CONTEXT
In addition to the general direction created for the overall precinct illustrated in
the rezoning application the following (and other) documents were used to
guide the development of this proposal
SEFC Policy Statement
CD-1 Rezoning Bylaw Provisions for Area 3A and 3B SEFC
SEFC Official Development Plan and most recent amendments
SEFC Public Realm Plan
Green Building Strategy for SEFC
High Density Housing for Families with Children Guidelines
SEFC Design Guidelines for Additional Penthouse Stories

RELEVANCE TO REZONING PROPOSAL CRITERIA
The proposal adheres to the general criteria outline the original rezoning
application including issues established by the new planning for the
neighbourhood that amended the original ODP plan and became part of the
CD-1 Bylaw. In addition to the new plan the project conforms to the Design
Principles and Placemaking objectives outlined in the proposal for this area of
the development, as well as the Sites 3A & 3B Design Guid

SITE DESCRIPTION

The site is to the west of Quebec Street one building parcel o the north of 1st
Avenue. Itis bounded by Quebec St. fo the east, the extension of Switchmen
Street fo the north, a proposed new pedesrian/vehicular laneway fo the west,
and a railspur extension fo the south. The Lido residential building, and Central
are new residential and mixed-use neighbours to the east across Quebec Street
and are nearing completion at the time of this application.

USE, DENSITY AND PARKING

The site area for Building 2 (Sub area 2) is 35,439 sf. As mentioned the use is
expressly residential as is allowed in the CD-1 rezoning and provides for 174 units
total of 1, & 2 bedroom configurations, occupying 135,027 sf of net floor area.
Density for this parcel is within the maximum permitted as outlined in the CD-1
Bylaw. Area exclusions include up to 12% open balconies and storage units.
Enclosed balconies are not being used as an exclusion. The number of fami
units proposed exceeds the minimum 35% required and stands at 44%. 189
parking spaces, including visitors, are provided including 3 car share spaces for
public use. The parking ramp is located off the north/south laneway and wil
provide shared access to Buildings 2, 3 & 4.

FORM AND HEIGHT

The overall height proposed conforms fo the CD-1 Bylaw and is 139-9" fo below
the 2 penthouse levels. It is 160-7" fo the top of the penthouse roof parapet
which is equal to the 160-7" allowed. These heights are measured from the new
Flood Construction Level datum of 4.6m (15.09') geodetic. The upper 2
penthouse levels are largely set back from the main b ng massing as
suggested by the City SEFC Penthouse Guidelines.

e fo the west from the neighbours to
the east and enhance dayiight penetration. A 7 storey wing is infended fo
create a streetwall along Quebec and has its own 2 storey penthouse levels at

enhance light penetration to the street.

A smaller 2 store townhome podium lines Switchmen Street and forms a
welcoming and pedestrian-scaled enfrance to the internal laneway.

Building setbacks conform to those indicated in the 3A&38 Design Guidelines,
and stair access locations to the underground parking have been relocated to
private or semi-public areas of the site. Unit enfries around the perimeter of the
building from the sireet are as indicated in those guidelines as is the main entry
1o the complex from Quebec Street at Switchmen.

ARCHITECTURAL EXPRESSION
As was ouliined in the Rezoning Application the intention was to create a
hierarchy of background to foreground expressions for this complex of buildings.
Building 2 (this application) was deemed fo be more background than the ones
along the park, which were then to be subsequently less foreground fo the

some of the industrial use of the area in its previous incarnation™.

Brick and concrete forms the base expression of the podiums in deep
contrasting colors. The tower is a concrete mass-wall expression and will be
colored to suit this contemporary industrial loft form. Playful htbox" elements
show up randomly along Quebec Street and are also used fo demarcate the
street entrances fo the grade level suites around the base of the project. These
elements will be evenly lit so at night they will glow softly and become a kind of
porch-light beacon for those units. Randomly placed operable windows further
the idea and add a certain playfulness to the fenestral

PUBLIC REALM AND AMENITY

Four very important components of the Public Realm will be constructed as part
of thi t phase of the neighbourhood; Switchmen Street, the central Laneway,
the central Courtyard, and the Railspur extension fo the south.

Firstly, Switchmen Street to the north provide the principle vehicular and
pedestrian entrance fo the development as well as the new “East Park” to the
west. Two contrasting streets were developed in this neighbourhood with
Switchmen being the more formal and more “boulevard-like" with the central
Laneway system being much more intimate an informal. Bikes, people, and cars
are kept more separate along Switchmen while they are intended to blend and
commingle along the central Laneway.

In the Laneway unique paving patterns, edge freatments, seating and light
fixtures, and a narrow right of way (similar to Walter Hardwick Ave in Athletes
vilage) define the infimate and internal nature of this street. Another pathway to
the west (future phase) provides passage through to and from the Park further
energizing this important pathway and intersection.

The Railspur at the south end creates a visual and physical connection for
pedestrians out to Quebec Street and beyond where it extends to development
to the east. Historical references to the “Railway Precinct” of which this
neighbourhood is a part of, are proposed and include embedded rails forming
the curvature of the old rail line, and rail car bumper stops are placed to act as
bollards at each end, fo prevent cars from entering this pedestrian only route.
Catenary overhead lighting is proposed here as well, to provide an intimate and
unique character for this special passage.

Afeature courtyard and plaza dovetail with these converging pathway systems
at the heart of the development. The south portion forms a heavy timber plaza
(again referencing the heritage nature of the area) with areas to relax and
meet. A central fountain water feature separates the wholly public plaza from
the semi-public courtyard to the north, Both components act fo decompress
the fight confines of the Laneway and add a lush green oasis in the project's
center. The central water feature is designed as a rusting wall fountain from
sheet piling and forms the visual focus upon entering.

SUSTAINABILITY
Sustainable design elements have been incorporated info the plan and wil
continue to be a focal point during design development. The project is on frack
to achieve LEED Gold certification.

Green buildings should respond to their context and this bu
on this imperative.

ing follows through

The dense urban location is well served by fransit. The green mobility strategy
encourages a shift from private motor vehicles through the provision of

pedesirian and bicycle path networks that encourage walking and cycling as
preferred options. The inclusion of well-designed end-of-frip cycling fa
bui i
for repair, maintenance, and connecting with other cyclists.

The building's siting strategy maximizes park and open space. Links to green
space have been echoed and maximized at every level of the bt
main floor podium terraces, o roof fop gardens and green roofs,
urban agriculture. Planting will be native/adaptive to provide habitat, minimize
maintenance, and reduce ation demand.

Zero waste planning initiatives are developed fo foster ongoing diversion of
materials from the waste stream through re-use, composting and recycling.
Onsite faci include storage and collection of: paper, cardboard, glass,
plastics, metals and both kitchen and landscape organics.

The project will incorporate a number of energy saving measures not least of
which is the connection to district energy. A great deal of attention is being
given to performance of the envelope to meet the project's goals. The building
has been designed to be low maintenance while providing durability, aesthe
efficiency and a healthy environment for occupants.

Passive heat gain/loss reducing design elements are incorporated and include a
+/-50% window/walll ratio, operable windows to new LEED and Ashrae standards,
horizontal shading devices over windows on the south elevation of the tower. A
stepping fagade, and horizontal and vertical shading devices on the west
facade and high insulation values in the roofs and walls where there are no
windows.
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SUSTAINABILITY:

SUSTAINABLE STRATEGY NARRATIVE

This narrative highlights how the sirategies contained in the Rezoning Sustainable Large
Development Strategy report have been incorporated into the design of Building 2

The LEED scorecard references building features and elements on plans and elevations that
will confribute fo the building's sustainability performance in achieving LEED Gold.

SUSTAINABLE SITE

able design elements have been incorporated into the plan and

continue to be a focal point during design development:
« Building siting strategy that maximizes park and open spaces;

of the City's Climate Change Adaptions Strategy fo combat future sea level s
ings, from main floor podium

« Landscape sirategy of using deciduous frees as summer shading for the building
facade facing west;

« Apedestrian and bicycle path network that makes walking and cycling preferred
transportation options.

Passive building design elements include:

« Strategic placement of operable windows to promote ven
reduce/eliminate cooling loads;

« Space planning that incorporates shallow unit designs to maximize the use of daylight
and reduce energy usage;

« Reduction in window wall ratios in appropriate locations;

 Utilization of high quality building envelope and glazing;

« Balcony projections and solarshading devices on south and west facing facades fo
reduce mid-summer sun penefration, while taking advantage of winfer sun exposure at
lower angles.

ACCESS TO NATURE PLAN

The site meets the Greenest City's walkability target of access to nature, with Creekside Park
immediately to the north, and Southeast False Creek (SEFC) Park less than a 5 minute walk
from the site (approximately 350m) on the west side of The Village on False Creek.

The proposed development will increase the neighbourhood's access fo nature through the
provision of an addifional 1.1ha of park space. This park is envisioned to be lined with a
double row of frees along its easter edge, and contain significant large shade trees
amongst an open lawn, a kids play area and a viewing berm fo overlook the extension of
the Seawall and False Creek beyond. The City of Vancouver Board of Parks and Recrea
will determine the final program with appropriate public consultation.

At the building level, access to nature is being met with the inclusion of both ground floor
and rooftop common amenity gardens. A large ground floor courtyard at Building 2
provides a tranquil setting accessible to residents and viewable by the public. Rooftops
provide areas for urban agriculture and children's play. Further, a number of intensive green
roofs provide greenery for residents o look upon while also providing habitat value.

SUSTAINABLE FOOD SYSTEMS

The following 3 food system assets have been selected as most appropriate for this future
neighbourhood:

« Urban Agriculture will be provided through the inclusion of rooftop urban agriculture
plots for residents. The urban agriculture amenity will include areas dedicated fo ool
sforage, compost bins :o divert garden plot waste stream), a potting bench and a

« Edible Landscaping will be infegrated into the overall planting for residential courtyards
at grade planters and rooftop garden areas. Where practical, landscape selection wil
favor plants that also provide food: including fruit bearing bushes that will serve as both
ornamental and functional assefs.

Food composting is provided on site. Details of the food-composting component of the
sustainable Food Systems Sirategy can be found in the Zero Waste Planning Strategy.

Alocation for a potential community orchard has also been identified as part of the
prefiminary park plan that will be further developed by the City of Vancouver. Should this
community orchard form part of the final park design, it will provide a food source for
neighbourhood residents and the wider community of Southeast False Creek.

GREEN MOBILITY

The site is well-located for walking, cycling and transit use, and could eventually be served
by the city's future streetcar network. These connections are expected to have a strong
influence in attracting new residents who want to decrease the numbers of vehicle trips
required in their everyday activities.

Pedestrian amenities have been designed to permeate the site and align with the
neighbouring street and walkway connections to the West and East. These connections will
form an important component in knitfing fogether the Southeast False Creek parcels,
especially with the new developments fo the east of Quebec Street.

The City of Vancouver Parking Bylaw for the provision of bicycle parking spaces are being
met for Building 2. Class-A spaces allow for long-term storage and are located in the
underground parkade and in close proximity to the elevators. Class-B spaces are for
short-term parking and are located at grade near the building entrance.

A Bike Hub room for building residents has been incorporated info the P1 parking level of
Building 2. The room
compressor and dedicated storage for bike fow frailers. The Bike Hub room will support
travel by bicycle by making repairs and maintenance easier, as well as provide a social
area for cyclists.

The stairwell leading to the underground parking level 1 will incorporate bicycle tire ramps
along their sides to make access easy and comfortable for cyclists. Doors info bicycle
storage areas will have automatic openers.

The Quebec and Tst site is well connected fo fransit with SkyTrain (Expo and Millennium Line
via Main Street Science World Station), Canada Line and bus routes (5 routes providing
connections across the City). One of the main priorities of the Green Mobility Plan is fo
improve pedestrian linkages around the site fo access these stations and bus stops.

Concert Properties has provided parking in accordance with required vehicle parking rates
be

of the Southeast False Creek Neighourhood Plan. Electrical charging outlets
provided for 20% of the parking spaces to accommodate electric vehicles.

Concert Properties has a letter of infent with Zipcar to provide
Quebec and st development. Three of these car-share spaces will be provided in the
underground parking fa

Ride-sharing involves two or more people sharing a car for a trip. The cost of the journey
(fuel, tolls, parking, etc) can be split between the driver and passengers, resulting in savings
for allmembers. Ride-sharing also helps to reduce the number of vehicles on the road, and
lowers parking demand. Concert plans to help promote ride-sharing through simple
measures such as bulletin board notices or information packages provided to residents.

RAINWATER MANAGEMENT

effectively flat and consists of paved and gravel parking areas. There are
no buildings on site. The pervious gravel parking area is approximately 10% of the site with
the remaining site being impervious asphalt paving.

The proposed site will be split into three parcels; the west side becoming addifional park
area attached to Creekside Park and the east side being a mix of affordable and market
housing in mid-rise buildings with underground parking.

The Rainwater Management Plan confinues fo be developed to ensure that the
post-development rate and volume of stormwater runoff is less than or equal to the
pre-development 2-year 24 hour storm. Further, 90% of the average runoff volume will be
freated to remove at least 90% of Total Suspended Solids (TSS).

Strategies being incorporated into the design of Building 2 to ensure these targets are met
include green roofs and rooftop gardens. Stormwater will be directed to mechanical
filtration systems maintaining continuous positive freatment of Total Suspended Solids (TSS)
as well as free oils, heavy metals and nutrients that attach to fine sediment. Systems will be
selected to remove a high level and wide variety of stormwater pollutants

These sfrategies are designed fo remove a large portion of any remaining poliutants and
suspended solids before runoftis conveyed from the site.

ZERO WASTE PLANNING

During consfruction strategies such as minimal packaging, prevention of weather damage

construction. The project will be pursuing LEED Gold certification, including the credit within
this rating system for Construction Waste Management that requires diversion of at least 75%
of construction waste from landfill or incineration.

The strata corporation will oversee the ongoing operations of the building. Waste
Management has been consulted on the development of the Zero Waste Plan, which has
directly informed site and building design decisions. Concert Properties is committed and
prepared to adhere fo the requirements of the Zero Waste Plan. They have drawn from their
experience implementing garbage and recycling programs that include, amongst other
strategies, in-suite recycling and compost separation containers, and a tenant education
program.

In adidifion fo the plastics, paper products and metals commonly collected in residenticl
ings at Quebec and 1st will provide residents the
means fo recycle soft plastics, and potentially batteries, bulbs, appliances and electronic
waste, as well as both kitchen and yard organics

The design of the recycling and waste room has been developed in conjunction with Waste
Management. Waste Management is Concert's preferred waste hauler and Urban Impact is
their preferred recycling company.

Concert Properties and Waste Management have tried to make the process simple o
encourage recycling. Instead of using compactors Waste Management have proposed a
smaller garbage container and provision of sufiicient tofes to receive the appropriately
sorted waste.

The space program and bin requirements were provided by Waste Management and are
scaled to permit the avoidance of a compactor. Compactors can counter waste diversion
efforts in two ways: people tend to put everything in a compactor rather than diligently
separating and compactors reduce the perception of the amount of waste people
produce. Out of sight, out of mind.

On site composting has been included in the landscaping design with compost bins
provided in the various sirata common area gardens, these measures will further reduce the
volume of waste leaving the site.

The Zero Waste Plan for Quebec & st will be administered by building staff that will be
i formation and resources required to implement it accordingly. Residents

AFFORDABLE HOUSING

The Southeast False Creek neighbourhood is infended to attract a diverse spectrum of
residents and to accommodate a wide range of litestyles with varying afforda
thresholds, including: young singles, couples, families and refirees. The proposed
development supports this diversity of residents by including a wide range of unit types, from
studio and one bedroom unis fo larger two and three bedroom units, as well as ground
oriented fownhomes.

The proposed development of Areas 3A and 3B will include a 135 unit non-market rental
housing project, to be owned by the city of Vancouver.

In keeping with the City of Vancouver's High-Density Housing for Families with Children
Guidelines, and the requirements of the Southeast False Creek Official Development Plan, a
minimum of 35% of the market housing and 50% of the non-market housing will include 2 or
more bedrooms

LOW CARBON

The City of Vancouver's Rezoning Policy for Sustainable Larger Developments requires a Low
Energy Supply Feasibility Screening Study to explore the viability of district energy systems.
The proposed development will be incorporated info the existing Neighbourhood Energy

Utiity serving the Olympic Village, other new residential developments, Science World and
the Great Northern Way campus, and as such, no feasibility study is needed for this purpose.

LEED GOLD

The strategies being explored wil be collaborafively developed fhrough an infegrated
design process. A level of LEED Gold i i X

points have been identified as likely, with an additional 18 points identified as possible.
Throughout design development, the possible credits will be evaluated for suitability and
environmental benefit, and selected as appropriate. At least 66 points will be targeted
pre-development, so that a reasonable buffer exists should any credits be deemed
unattainable during the audit phases of the certification process. Pending de:
development, the final selection of targeted credits may be different than those indicated
in the draft scorecard (refer to separate page).

ing 2 is registered with the Canada Green Building Counci
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LEED Canada NC 2009 Scorecard - Development Permit Estimate. Targel LEED Rating: Gold o0
Date: October 9, 2014 Estimated LEED Rating: Gold RECOLLECTIVE
Yes  No
4 | & |Materials & Resources 14 Possible Pomncs Motes
N [Refer to archil i a10.06
41 Points With Status To Be Confirmed Silver 50-59 points Platinum 80-110 points Prerequisite | Mita1 Storage and Collection of Recyclables Reauired e i locations.
Scorecard Notes:
IRe1.1 Buil i Exsti A d Roof - rgeted.
s targeti d False C which (D) The have been N Walls, 13 [Not targeted.
targeted for this project that 15t site.
el por 1 [MRel 1Not targeted.
o Be Confirmed), -
the design, phases of the project 1o relect points noted below. 2 MRc2 Comtruction Wasts Maragement 1-2{Targeter over 75X reduction.
MRe3 Materials Reuse 1-2|Credit wil be evaluated as the project is further developed.
b 1 MRo4 Recycled Content 1-2|Over 10% recycled content targeted.
the Car i il
1 MReS Reglonal Materials 1-2]Over 20% of regionaly sourced materials will be targeted.
MRC6 Rapidly Renewable Materials 1{Credit will be evaluated as the project is further developed.
Yes  No MRC7 Certificd Wood 1credit will be evaluated as the project s further developed.
£ [ sites 26 Passible Points Nores
Prerequisite | SSp1 Construction Activity Pollution Prevention Required| 3 A Ye Mo
1 51 Site Selection = tedoar Eswironmental Quality 15 Possitle Ponts] Notzs
5 s5c2 Development Density and Community Connectivity 3 Prerequisite | £Qp1 Minimum indoor Alr Qualiy Performance 62.
$5c3 Brownfleld Redevelopment 1|cre loped. Prerequiste | Fap2 Emironmental Tobacco Smoke (ETS)Control q
6 55c4.1 Alternative Transportation: Public Transportation Access 3, 6{optimally Terminal Ave. EQcL Outdoor AlrDelivery Monitorig 1Credit will be evaluated as the project s further developed.
s, exceeds LEED req . d A2-2a for
1 5504.2 Alternative Transportation: Bicycle Storage & Changing Rooms 1 : " EQQ increased Vertiiation 1credit will be evaluated as the project is further developed.
- § N 1Az Taand A2 2a. paces will b 2 -
3 5504.3 Alternative Transgortation: Low-Emitting & Fucl-Efficient Vehicles. E poiltoeatntetatis o B porking] 1 EQK3.1 Constructon IAQ Mamagement Plan: During Constriction
2 5504.4 Altemative Transportation: Parking Capacity 2|Refer i 2 . Car wil 1 EQLS.2 Constructon 1AQ Marageinent Pl Bofore Oy 11AQ testing will occur before occupancy.
55¢5.1 Site Development: Protect and Restore habitat alcr loped. 1 EQEAL Low-Emiting Materisls: Adhesives and Sealants 1Low emitting materials wil be used.
1 55¢5.2 Site Development: Maximize Open Space 1 €02 Low-Emitting Viaterss: Paints and Coatings 1Low emitting materials wil be used.
55¢6.1 Stormwater Design: Quantity Cantrol ' EQEA3 Low-Emiting Miterss: Flooring Systers be used.
1 55¢6.2 Stormater Design: Quality Control e , 1 Faas 1Low emitting moterials wil be used.
5 s ,A22and
1 55¢7.1 Heat Istand Effect: Non-Roof s underground. Refer to drawings A0-1, A2-1a and A2-2a. 1 EQCS  indoor Chescaland PollutantSource Cortrol 1| e 13 Hvers i . "
e Refertod ETy ;
1 55¢7.2 Heat Istand Effect: Roof 2605, 100 and 10 060 EQ.1 Controllabity of Systems: ighting 1Credit will be evaluated as the project is further developed.
S5c8. Light Pollution Reduction 1|cre loped. Ek6.2 Controllabity of Systems: Thermal Comfort 1|Credt will be evaluated as the project s further developed.
EQc7.1 Thermal Comfort: Design 1[credit will be evaluated as the project s further develaped.
Yes  No EQE7.2 Thermal Comfort: Veriication 1Credit will be evaluated as the project is further developed.
s Water Efficency 10 Possible Points Notes Q8.1 Daylight and Views:Daylight 1o developed.
Prerequisite | WEp1 Water Use Reduction Required|Water efficient fixtures are provided (fa, shower, toilets) 1 EQes2 Dayilght and Views: Views 1Credit il be evaluated as the project is further developed.
2 WEC1 Water Efficient Landscaping 2,40 plantings.
WEC2 Innovative Wastewater Technologies 2|Not targeted. Yo o N
3 WEE Water Use Reduction 2-4)Water efficient fixtures are provided (lav, shower, toilets) B [ s Design & Passaie P e
1 IDCL1. imnovation i Design: Exemplary Performance 552 1credt win nthe project area.
Yes  No ' 1credit will be met with excecdingly high levels of transit in the project area.
7 & Atmosphere 35 Possible Points Notes. 1 10 drawings
EApL the proj 1 D€L Imovation in Design: Green Bulding Educaton 1Credit will be evaluated as the project s further developed.
co & further
Prerequisite | EAp2 Minimum Energy Performance Reauired (0O 1cLS. Innovation inDesign: Green Cleaning 1Credit will be evaluated as the project is further develaped.
Prerequisite | EAp3  Fundamental Kefrigerant Management Required i - Credit willbe evaluated as the projectis 1 102 LEED® Accredited Profesional 1[Recollective are LEED APs
et s gem el ther developed.
10 EAC1 Optimize Energy Performance 1-19|Credit wi L doveloped.
EAC2 Onsite Renewable Energy 1-7|Credit will be evaluated as the project is further developed. e N
2 EAC3  Enhanced Commissioning 2)Cx Authority will be engaged early n the project. % Segicnst Priney 4 Pome o P
7 Credit wil T T
o igeran men e Buidi i i d implemented.
2 EACt Enhanced Refrigerant Management 2|t devtoped. ' RPCL Duratie Bulding g y
3 EACS Measurement and Verification 3 recoring. : W21 Regloral rorky: S5c2 1552 credit will be met.
EACS Green Power cr loped. 1 RPe22. Regional Priory:55c6i1 155¢c6.1 credit will be met.
1 RPc2:3 Regional Pioriy: MRc2 1|MRe2 credit will be met.

Project

1551 QUEBEC STREET
BUILDING 2

LEED SCORECARD

Dare: Project no.
OCTOBER 2014 11-04

Drawing No

A

1-5

21-0ct14Tara






