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EXECUTIVE SUMMARY

* Proposal: To develop this site with a 19 storey mixed used building with one CRU on the first floor
and 19 levels of residential (1st to 19th floors} containing 91 dwelling units (63 Market/28 Social
Housing) all over three levels of underground parking, having vehicular access from the lane.

See Appendix A Standard Conditions
Appendix B Standard Notes and Conditions of Development Permit
Appendix C Applicant’s Plans and Elevations
Appendix D Applicant’s Design Rationale
Appendix E Applicant’s Additional Private & Streetscape View Analyses

e Issues:
1. Demolition of Character Homes
2. Social Housing Unit Mix
3. Building Height
4, Private View Analysis
5. Tenant Releocation Plan

¢ Urban Design Panel: Support.




DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION: APPROVE

THAT the Board APPROVE Development Application No. DE418742 submitted, the plans and information
forming a part thereof, for construction of a new 19-storey mixed use building, thereby permitting the
development of 62 market condos, 28 social housing units and 1 commercial unit, subject to the
following conditions:

1.0 Prior to the issuance of the development permit, revised drawings and information shall be
submitted to the satisfaction of the Director of Planning, clearly indicating:

1.1

1.2

1.3

1.4

design development to revise the expressed frame to eliminate over-height elements;

Note to Applicant: The expressed frame protrudes beyond the view shadow of 1265
Burnaby St. and locates additional building mass in a public view corridor. See also
Condition A.1.1.

design development to improve material expression and detailed assembly as follows:
i) termination of corten steel an the south and west elevations;

Note to Applicant: Further refinement in how the corten steel components of the
facade terminate is required on these elevations where the material does not end at
the expressed frame. Resolution of the detail will be influenced by the revision of the
frame required by Condition 1.1.

ii) extension of brick at podium level to west and north elevations;

Note to Applicant: material expression of podium level should be improved by
extending the use of the 4” Face Mission Cut (White) Brick throughout the podium level
rather than transitioning to white cementitious panel as proposed.

iii) Consideration of refinement of tower colour scherme;

Note to Applicant: Consideration should be given to refining the colour scheme of the
proposed tower element to either express the frame as exposed concrete or employ a
brighter colour than the dark grey “lron Mountain” Elastometric Coating proposed.
Either strategy would improve the legibility of the frame,

design development to include an interpretive component to reference the heritage
values of the existing houses which currently occupy the site;

Note to Applicant: As noted by the Heritage Commission, opportunities to recall the
history of the site could include references to the architectural and cultural values
which can be incorporated in to the public realm and/or through an interpretive
program,

revision of plans to provide at least 50% of the social housing units as 2-bedrooms;
Note to Applicant: This could be accomplished by adjusting the internal layout of the

units and/or combining a studio and one-bedroom to create a two-bedroom unit and
will reduce the number of social housing units to 27.




1.6

1.7

1.8

make arrangements to the satisfaction of the Director of Legal Services in consultation
with the Chief Housing Officer and the Director of Facilities Planning and Development,
to secure the applicant’s obligation to design, build and deliver to the City 27 units of
social housing and associated parking and bike storage for such social housing, all
contained within a separate air space parcel. The agreement or agreements will
address, but not be limited to, the following issues:

i) Total gross floor area above grade must be at least 2,150m? (23,147 sq.
ft.);

if) All associated storage lockers, vehicle and bicycle parking to be provided is
not included in the above gross floor area;

ili) Breakdown of unit types (i.e. Studios, 1 bedroom units, 2 bedroom units,
etc.), sizes, parking numbers and finish specifications must be as per City’s
Housing Design and Technical Guidelines; and

iv) The air space parcel for the social housing must be designed to be as
autonomous as possible, with design considerations maximizing the
efficiency and minimizing the cost of operations over the life of the project
and within the larger development.

Note to Applicant; All units must be designed and delivered in compliance with the
City’s Housing Design and Technical Guidelines.

grant the City an option to purchase, for a nominal purchase price, the social housing
air space parcel, exercisable upon completion of construction of the social housing;

provision of a Tenant Relocation Plan prior to issuance of the DP, to the satisfaction of
the Chief Housing Officer, to include among other conditions, the following
requirements:

a) timetable of tenant relocation and management in relation to construction;

b) provision of a notarized declaration which:

i) includes information on posting of notice regarding the intent to redevelop
as per Section 3 of the Rate of Change Guidelines;

if) demonstrates that each tenant has been given written notice of the intent
to redevelop the property;

iff} indicates the number of units occupied on the date of the notice; and

iv} includes a copy of a letter addressed to each tenant summarizing the
Tenant Relocation Plan offer contained in the DPSC report and signed as
received by each tenant.

Note to Applicant: The notarized declaration and letter to tenants summarizing the
terms of the Tenant Relocation Plan should only be undertaken once the terms of the
Final Tenant Relocation Plan have been agreed to.

provision of a final Tenant Relocation Report prior to occupancy, to the satisfaction of
the Chief Housing Officer, to include the names of tenants; indicates the outcome of




2.0

3.0

1.9

1.1

their search for alternate accommodation; summarizes the total monetary value given
to each tenant (moving costs, rent free periods and other compensation as indicated in
the DPSC Report); length of notice given to each tenant; and a summary of all
communications with the tenants.

Note to Applicant: Consideration should be given to hiring an appropriate housing
agent to support tenants through the initial move out and possible move back into the
building. The appropriate agent should have special consideration to the potential
vulnerability of the tenants.

submission of a separate application to the General Manager of Engineering Services
describing public realm improvements to the threshold space to lane immediately
adjacent to the rear property line;

Note to Applicant: Landscape plans indicate planting with the 6.5ft zone of laneway
frontage immediately to the rear of the development. Public realm improvements in
this area are supported in line with the West End Community Plan, but should be
developed in consultation with Planning, Landscape and Engineering Services staff and
submitted as a secondary application. The adjacent property owner will be responsible
for the ongoing maintenance of the green strip, including replacement of any
landscape treatments that may be removed or damaged as a result of accessing
underground utilities.

compliance with Section 5.1 & 5.2 as it relates to multiple dwelling use;

Note to Applicant: Relaxations relating to height and floor space ratio applies to
multiple dwelling use only, not dwelling use in conjunction with retail. The current
‘commercial’ space must therefore be removed or re-classified (see also standard
condition A.1.10).

provision of enlarged details, at ¥%2"=1’-0" scale or better, of all significant exterior
features.

That the conditions set out in Appendix A be met prior to the issuance of the Development

Permit.

That the Notes to Applicant and Conditions of the Development. Permit set out in
Appendix B be approved by the Board.




? Note on Height: Section 5.2 of the RM-5D District Schedule allows the Development Permit Board to
relax the regulation in Section 4.3 allowing a greater Height as long as (a) a minimum of 20% of the
floor area is used for social housing and (b) height is no greater than 190 feet. The proposal does
comply with Section 5.3 (a) only. Standard condition A.1.1 seeks compliance with Section 5.2(b) -
Height of the RM-3D District Schedule of the Zoning and Development Bylaw. The Top of the elevator
shaft/stair/mechanical room is considered to be the overall height of the building. Top of roof slab is
to have a geodetic elevation of no greater than 324.15 feet and a top of elevator/stair/mechanical of
no greater than 330.87 feet. Top of elevator/stair/mechanical is to meet section 10.11 of the Zoning
and Development Bylaw.

3 Note of Floor Area and FSR: Section 5.1 of the RM-5D District Schedule allows the Development
Permit Board to relax the regulation in Section 4.7 allowing a greater Floor Area/FSR that (a) considers
a minimum of 20% of the floor area of floor space is used for social housing and (b) floor area is no
greater than 7.0 FSR. The proposal does comply with Section 5.3 (a) and (b).

* Note of Front, Side and Rear Yards: Sections 4.4.4, 4.5.3 and 4.6.2 allow relaxation of required
yards provided that consideration is given to all applicable policies and guidelines adopted by Council.

* Note on Site Coverage: Standard Condition A.1.3 seeks confirmation with Section 4.8 of the RM-5D
District Schedule of the Zoning and Development By-law, does not exceed the maximum permitted;

% Note on External Design: Standard Condition A.1.4 seeks compliance with Section 4.17.1 of the RM-
5D District Schedule of the Zoning and Development By-law.

7 Note on Parking: Standard Condition A.1.5 seeks compliance with Section 4.8.4 - Disability Spaces of
the Parking Bylaw. Standard Condition A.1.6 seeks removal or revision of the non-residential parking
spaces currently shown on the plans.

® Note on Loading: Standard Condition A.1.7 seeks compliance with Section 5 of the Parking bylaw;

’ Note on Uses: Condition 1.10 and A.1.10 seeks compliance with Sections 2 and 3 of the RM-5D
District Schedule of the Zoning and Development By-law.




¢ Technical Analysis:

“PERMITTED (MAXIMUM) | MINIMUJ _PROPOSE|
Site Size' - - 131.06 ft. x 132.05 ft.
Site Area’ - - 17,303 sq.ft,
Height? 190 ft. (Overall) Top of Elevator/Stair/Mech. 197.97 ft.
Top of Roof Slab : 186,53 ft.
Floor Area® 121,121 sq. ft. - Commercial 1,237 sq.ft.
(Section 5.1} Social Housing 23,149 sq.ft.
Dwelling Units 90,186 sq.ft.
Total 114,572 sq.ft.
FSR® 7.00 - Section 5.1 . Commerical 0.07
Social Housing 1.34
Dwelling Units 5.21
Total 6.62
Balconies 13,600 sq. ft. 11,816 sq.ft.
Amenity 10,764 sq. ft. 683 sq.ft.
Front Yard® Davie St, 12.14 ft. | Commercial 7.00 ft.
Residential 12.29 ft.
Side Yards® East (Jervis) 19.69 ft. | East Commercial 1.15 ft.
East Residentiat 14,45 ft,
West 6.89 ft.
West 9.00 ft.
Rear Yard* 6.89 ft. 7.00 ft,
Site 50% (8,652 sq. ft.) -% (- sq. ft.)
Coverage®
External - Residential windows | - Not compliant with 2" floor dwelling units
Design® that open shall be more | facing lane;
than 14,76 ft. from rear
property line;
Parking’ Commercial 1 Space | Commercial 1 Space | Commercial 6 Spaces
Residential 75 Spaces | Residential 107 Spaces
Disability 4 Spaces | Disability 3 Spaces
Loading® 1 Class B 1 Class B
Bicycle ClassA Class B Class A Class B
Parking Total 110 6 Total 159 12
Use® - Commercial Store
- Dwelling Units in Conjunction
Unit Type Social Housing Units: Non-5ocial Housing:
Studio 10 One Bed 1
One Bed 5 Two Bed 60
TwoBed 13 Three Bed 2
Total: 28 Total: 63
Total S/H + Non 5/H = 91 Units

' Note of Site Size and Site Area: The proposed site size and site area is based on the properties being
consolidated. See Standard Condition A.2.1.




¢ | egal Description » History of Application:

Lot: 18 W1/2; 18 E1/2; 19 W1/2; 19 E1/2. 15 01 12 Complete DE submitted
Block: 37 1503 11 Urban Design Panel
District Lot: 185 15 04 08 Development Permit Staff Committee

Plan: VAP92

» Site: The site is located on a four lot assembly at the northwest corner of the intersection of Davie
St. and Jervis 5t. in the West End Lower Davie neighbourhood, comprising 131ft frontage to Jervis St
and 132ft frontage to Davie 5t, with a service lane to the rear. The site contains three existing pre-
date dwellings and one post-date apartment block containing a total of 7 self-contained units, and 34
sleeping rooms with shared facilities. The site is at the high point of both streets before they start to

descend to Denman Street to the west and English Bay to the south.

s Context: Significant adjacent development includes:

a} 1345 Davie Street: Berkley Place - four-storey stratified market rental complex

b) 1330 Pendrell Street - 13-storey residential building

c) 1125 Jervis Street - three-storey residential building

d) 1130 Jervis Street: St. Paul’s Anglican Church

e) 1150 Davie Street - 26-storey residential building with retail
) 1210 Jervis Street - six-storey 1910 residential building

g) 1209 Jervis Street - three-storey 1910 residential building
h) 1265 Burnaby Street - 21-storey residential building

-
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¢ Background:

A development application was submitted on January 12, 2015 following ongoing pre-application
discussion with staff to determine the acceptable form of mixed use development on the four lot
assembly under the provisions of the West End Community Plan and RM-5D zoning. A City-hosted open
house was held on March 02", 2015. The proposal was reviewed by the Urban Design Panel on March
11'", 2015 at which time it was unanimously supported.

The application is in line with the policies of the West End Community Plan, and will result in the
provision of new social housing.

» Applicablie By-laws and Guidelines:
1. West End Community Plan.

The West End Community Plan provides a framework to guide positive change, development and public
benefits in the West End. Deepening housing affordability and meeting the needs of a growing
community are a priority. The Plan identifies new social housing opportunities and has a goal of
providing over 500 social housing units through additional density and rezoning applications in the
Corridors. For market housing the Plan requires that 25% of units in new multi-family developments
have two and three bedroom units for families designed in accordance with the High Density Housing
for Families with Children Guidelines and located on the lower floors. The Plan requires that 50% of
social housing units are two and three bedroom units for families with children. The definition of
“social housing” applicable to this application, located within Zoning and Development By-law, is as
follows:

(2) 1in which at least 30% of the dwelling units are occupied by households with incomes below
housing income limits, as set out in the current “Housing Income Limits” table published by
the British Columbia Housing Management Commission, or equivalent publication;

(b) which is owned by a non-profit corporation, by a non-profit co-operative association, or by or
on behalf of the City, the Province of British Columbia, or Canada; and

(¢) in respect of which the registered owner or ground lessee of the freehold or leasehold title to
the land on which the housing is situate has granted to the city a section 219 covenant,
housing agreement, or other security for the housing commitments required by the city,
registered against the freehold or leasehold title, with such priority of registration as the city
may require;.

The Plan identifies Corridors as generally the newer areas of the community well-served by transit,
services and amenities, where the majority of new housing and job space has been built over the past
40 years. It notes that the Corridors provide additional opportunities to accommadate job space and
housing that meet the needs of the community. The Lower Davie Corridor is identified as extending
between Denman Village and Davie Village and being composed of two sub-areas. Sub-Area B, in which
the application is located, runs between Jervis and Cardero Streets and comprises three blocks of
primarity low- and mid-rise apartment buildings along the hillside. Overall directions for the Corridors
include increasing densities in the Lower Davie area to help deepen housing affordability, while
maintaining existing height limits.

Policies specific to Lower Davie Sub-Area B are described in Response to Applicable By-Laws and
Guidelines 1. West End Community Plan.




2, RM-5, RM-5A, RM-5B, RM5-C and RM-5D Districts Schedule.

The intent of this Schedule is to permit a variety of residential developments and some compatible
other uses. Emphasis is placed on achieving development which is compatible with neighbouring
development with respect to streetscape character, open spaces, view retention, sunlight access and
privacy.

The Schedule also supports the development of social housing in the RM-5D area by allowing the Board
to increase the floor space ratio up to 7.0 FSR for multiple dwelling uses that provide a minimum of
20% of the floor space for social housing use, subject to all applicable Council policies and guidelines
and with consideration of the intent of the RM-5D District Schedule.

As it is currently written, the RM-5 Districts Schedule allows relaxation of floor areas and permitted
heights in the RM-5D area only for projects proposing multiple dwelling use. As the West End Plan
Policies for the Lower Davie area intend to allow mixed-use development to better connect Davie
Village with Denman Village, the current wording constitutes a disconnect between the available
relaxations under zoning and the aims and intent of those relaxations. Staff are preparing a
housekeeping amendment to Sections 5.1 & 5.2 of the Districts Schedule for recommendation to
Council to remedy this discrepancy by allowing retail in conjunction with multiple dwelling as an
eligible use for the relaxations. Adoption of these amendments is necessary for the application to
retain the currently proposed retail component.

3. West End RM-5, RM-5A, RM-5B, RM5-C and RM-5D Design Guidelines.

The Guidelines offer more detailed advice than the schedule and are used to assess applications for
discretionary density and height by describing the design considerations that apply to West End
projects. As with the District Schedule, the Guidelines emphasize compatibility with adjacent
development and note in particular streetscape character, open space, view retention, sunlight access,
and privacy. The Guidelines note that the heritage buildings located in the West End contribute to its
character and architectural diversity, and that in terms of neighborhood character, the West End “has
been an area in which new architectural forms have been comfortably assimilated, and this should
continue.”

The Guidelines place an emphasis on ensuring livabitity and compatibility with adjacent development
with respect to streetscape, open space, view, sunlight access and privacy, while acknowledging that a
balancing of objectives will occur for every suite and that it will not always be possible to achieve all
of the objectives of the document.

4. Rental Housing Stock Official Development Plan (ODP)

The Rental Housing Stock ODP preserves existing rental housing by requiring one for one replacement
of existing market rental units for redevelopment of projects involving six or more dwelling units, or
the provision of another form of affordable housing.

5. Rate of Change Guidelines for Certain RM, FM and CD-1 Zoning Districts.

The Rate of Change Guidelines are intended to protect and assist tenants and set out the terms of the
required minimum tenant relocation plan. This requires a minimum of two months free rent, moving
expenses, and first right of refusal back into the replacement housing or help finding and relocating the
existing tenants to ancther form of affordable housing.

6. High Density Housing Guidelines for Families with Children.




The intent of the guidelines is to address the key issues of site, building and unit design which relate to
residential livability for families with children. Although quantitative standards are given in some
cases, these are provided to assist applicants in their design as well as City staff in their evaluation.
They are not necessarily absolute requirements,

7. City of Yancouver Housing Design and Technical Guidelines for Social Housing

The purpose of these Guidelines is to help guide housing partners through the project development
process on social housing projects and “for-profit’ affordable housing secured by the City. They outline
the minimum standards required by the City of Vancouver for materials, finishes, equipment and
technical specifications. Their intent is to realize City policies and goals that include for example,
“The Housing and Homelessness Strategy”, “The Climate Change Adaptation Strategy”, “The Greenest
City Action Plan: 2020”, and “ The Healthy City Strategy”, within the context of built environment.
The desired outcome is to encourage livability and inclusivity, as envisioned in these policies and in
accordance with the regulatory framework set out in the Vancouver Building Bylaw and the Zoning and
Development Bylaw.

e Response to Applicable By-laws and Guidelines:
1. West End Community Plan
The application responds to pelicies within the Plan specific to Lower Davie Sub-Area B as follows:

i) FSR & Social Housing Provision

The proposed increased density of 6.62FSR is within the approvable floor space limit of 7.0FSR and is
tied to the development of 20% of the gross floor area as social housing. While the application does not
currently conform to this policy, staff have included a condition of approval (1.4) to revise the number
of units to provide a minimum of 50% of the units as family housing. The application proposes that 62
of the 63 market strata units are two bedrooms or more, which exceeds the requirement that 25 % of
the units have two and three bedrooms, which is suitable for families with children.

ii) Tower and Podium Heights

The proposed 3-storey podium height is directly in line with the Plan policies. The height to the top of
the roof slab of the proposed tower is within the maximum height of 190ft set by the Plan policies,
however the proposal includes over-height elements and an architectural feature in the form of an
extended frame element that exceed the permitted height. Condition 1.1 and Standard Condition A.1.1
recommend design development to reduce the over-height architectural feature and to ensure that
mechanical rooms, etc. in the over-height area are designed in accordance with applicable Bylaws,
policies and guidelines.

iii} Floor Plate Area, Built Form & Materials

The application proposes a floor plate size of 5,500sf in line with the maximum residential floor plate
size outlined by the Plan policy to maximize views and sunlight on sidewalks. The floor plate includes
the total floor area of a single level of the tower element (including elevator cores, storage, stairs,
enclosed balconies, etc.) but excludes the open balconies at the corners. Built form is expected to be
sculpted to maximize sunlight on the sidewalks and, as discussed in 3. West End RM-5, RM-5A, RM-5B,
RM5-C and RM-5D Design Guidelines ii} Built Form & Views, staff are satisfied that the tower form, in
its placement and massing, has been sculpted in so far as possible within site constraints.

Staff are satisfied that the application responds to Plan policies directing that a variety of materials
should be employed, rather than consist primarily of glass facade, and reflect the architectural
character of surrounding buildings, particularly important for the lower floors. Condition 1.2 seeks
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design development to refine the external expression of the building through the detailed assembly of
material components.

iv) Residential Entries in Mixed-Use Buildings

The individual unit entries and common social housing entry to Davie St., as well as the common
residential lobby access to Jervis St. are set back from the street in line with the Plan policy directing
that residential lobby areas in mixed-use buildings be set back from the street to maximize commercial
or public uses along the street frontages. Staff note that retail use is limited to the corner of the
building with frontages to both streets, and that continuous retail frontage at grade is neither required
by the Plan nor expected by the guidelines.

v} Views

The application conforms to the Plan direction that new development must ensure that important
public street end views to the North Shore Mountains, English Bay, and Stanley Park are maintained, as
demonstrated in the public view and view cone analyses contained in Appendix C, and additional
private and streetscape view analyses in Appendix E.

vi) Heritage

The Plan identifies 124 character houses as a key aspect of the area’s distinct character. Of those, 117
are within the identified neighbourhoods and protected by the ‘Laneways 2.0’ infill multiple dwellings
strategy which allows new rental development to be built behind them in the underutilized rear yard
area along the laneway, so preserving the existing house and streetscape character. The remaining
seven pre-date dwellings, including the three proposed for demolition by this proposal, are located in
the Corridors, not in the Neighbourhoods. As such, the demolition of the three pre-date dwellings
proposed in the application is consistent with the intent of the Plan in its reconciliation of the
protection of heritage character and the provision of new housing opportunities by allowing
intensification of new development on the Corridors where social housing is provided. The white-brick
expression of the podium base is intended to reflect the character of the post-date multiple dwelling
to be demolished, given its significance as the first multiple dwelling in the West End,

2, RM-5, RM-5A, RM-5B, RM5-C and RM-5D Districts Schedule

The application generally meets the relevant regulations, including proposing 20% floor space area as
social housing use in tandem with market residential to qualify for higher density up to 7.0 FSR. Minor
relaxations to required yard requirements to both Davie and Jervis St. frontages are proposed for the
retail component at the corner and are supported by staff.

Recommended Condition 1.10 and standard condition A.1.10 address the discrepancy between the
proposed use of retail in conjunction with multiple dwelling and the available relaxations of the
District Schedule noted previously, by requiring removal or reclassification of the commercial space to
comply with prevailing bylaws, policies, and guidelines. Adoption by Council of the proposed
amendments to the Districts Schedule is necessary for the application to retain the currently proposed
retail component.

Under the Schedule, the Board may permit a height increase to 190ft, in line with the height set by the
West End Community Plan, provided that the livability and environmental quality of the surrounding
neighbourhood is not unduly harmed, and provided that consideration is given to the intent of the
Schedule and all applicable Bylaws, policies and guidelines; the submission of any advisory group,
property owner or tenant; and, the effects on public and private views, sunshine, privacy and open
spaces. The Schedule also allows for mechanical equipment to be either enclosed and set back from so
as not to be visible from street level or to be architecturally treated by other means satisfactory to the
Director of Planning.
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While staff are supportive of the enclosure of mechanical equipment proposed, design development
recommended through Condition 1.1 and Standard Condition A.1.1 seek reduce the over-height
elements of this enclosure beyond 190ft height. Otherwise, staff are satisfied that the view analyses of
public and private views, discussed in the context of 3. West End RM-5, RM-5A, RM-5B, RM5-C and RM-
5D Design Guidelines i) Built Form & Views demonstrate that the proposed height meets the relevant
regulations of the Schedule.

3, West End RM-5, RM-5A, RM-5B, RM5-C and RM-5D Design Guidelines,

i} Neighbourhood Character

Streetscape and neighbourhood character is generally maintained with height and built form of both
the podium and tower elements comparable to neighbouring development. The tower conforms to a
West End typology of simple, modular and robust tower forms that taken together create a simple and
generally cohesive skyline texture. Fublic view analyses demonstrating the urban context of a
community of towers has been provided, including views from Denman and Davie 5t's. and a view from
Kits Point. Staff are satisfied that the proposal demonstrates good contextual fit in line with the
Guidelines.

i) Built Form & Views

The height of the tower is set by the policies and regulations outlined above and is in line with the
Guidelines. Staff note that the design development previously noted regarding over height elements,
not only achieves closer conformity to those policies and regulations, but also conforms with the
Guidelines. As demonstrated by the View Cone analysis, other than a small area along the interior
property line at the Davie St frontage, the development site sits within the view cone shadow of the
21-storey residential building at 1265 Burnaby Street. As such, the proposed height does not
compromise the public view corridor defined by View Cone 20 other than in those over height elements
previgusly identified.

The Guidelines expect that the tower form is sculpted to provide variety, identity and scale as part of
the skyline, with smaller floor plates used to create a slender profile and ensure that existing views are
not unduly blocked. The tower form steps back from the podium base to mitigate the scale of the
building along the street edge in line with the Guidelines, and further conforms to the Guidelines in the
provision of a minimum 80ft separation from adjacent tower forms, whether existing or potential, to
ensure that livability of adjacent development is respected. Given the relatively small site size and the
location of existing nearby towers, the tower is located on the site in the only place that conforms to
the Guidelines without prejudicing future tower development on the block. The floor plate proposed
conforms to the maximum allowed by the Community Plan in this area so cannot be considered unduly
bulky, and steps back at each corner to sculpt the mass and provide for generous private balconies.
The architectural frame element that continues through these balconies does contribute additional
mass to the building, but staff are satisfied that deletion of the frame in this area will not significantly
change the impact of the building on views from adjacent development as it relates to distant views.
The Guidelines note that when distant views cannot be preserved, attractive near views should be
provided for existing development. The application responds to this in the overall architectural quality
of the proposal and external materials employed, and also in the stepping back of the built form at
podium level along the interior side yard to provide an extended view depth to existing adjacent
development that allows for additional landscape screening in the shared side yard area.

Views from nearby private residents will be affected to some degree, as illustrated in the private view
studies provided. Given that the application provides a conforming tower floor plate as per the
approved plan; overall density below the maximum allowed by the plan; conforming podium and tower
heights; required setbacks, both at lower podium level to allowing development of landscape screening
along the shared side yard and above 60ft to provide typical BOft tower separation from existing towers
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and potential future towers, and; an extended depth along the required side yard, in a context where
site constraints mean that the tower element cannct be moved from the proposed location without
negatively impacting future and existing towers; the height cannot increase without traversing the
view shadow restriction and so worsening public views; the podium cannot increase in height without
running contrary to the plan as approved, staff are satisfied that the application has developed a built
form which responds to and minimizes view impact as much as is possible and that opportunities for
further sculpting of the form are limited to reducing view impacts created by those portions associated
with the extra height sought as per Conditions 1.1 and A.1.1 and refinement of the exterior material
assembly as per Condition 1.2.

4, Rental Housing Stock Official Development Plan (ODP)

The existing 42 rental units on the site are propesed to be replaced with 27 Social Housing units which
will be deeded to the City, This is consistent with the RM-5D Zoning which calls for 20% of the floor
area as social housing, and is aligned with the Rental Housing Stock ODP which allows for provision of
an alternative form of affordable housing in lieu of one-for-one replacement of the units.

5. Rate of Change Guidelines for Certain RM, FM and CD-1 Zoning Districts.

The applicant has provided a tenant relocation plan which meets the requirements under the Rate of
Change Guidelines. The plan is summarized in the table below. A key part of the plan is identifying the
needs and potential vulnerability of the existing tenants in the rooming houses on site, The City must
be satisfied that the conditions have been met prior to the issuance of the development permit, with a
final report to be submitted prior to occupancy. Staff have evaluated the Tenant Relocation Plan and
note it exceeds the standard requirerments.

Rate of Change Guideline Tenant/Household Relocation Plan Offer
Requirements {Negotiated with Applicant)
2 months’ free rent $2,500 flat rate. This works out to be between 4 months rent for

people in the apartment and 6 months rent for people in the
rooming houses.
Reimbursement for receipted | $750 towards moving expenses, paid directly by intracorp to the

moving expenses moving company.
Assistance in finding arental | The applicant has engaged a housing consultant to work with the
unit or other form of tenants to determine their needs. While the goal is to relocate as

alternative affordable housing | many people as possible within the West End, locations within the
downtown peninsula will also be considered.

First right of refusal to re- While right of first refusal will be offered, it will be limited based on
locate into a replacement the number of units for singles contained within the building as the
rental unit on the site units are family oriented as per the West End Plan. As well, based

on the information provided by the developer, many of the existing
tenants are low income, and may be ineligible to take the right of
first refusal depending on final income levels within the Social
Housing The right of first refusal, as well as innovative approaches
for increasing affordability will be included as part of the RFP when
selecting the non-profit operator.

Additional (not part of Rate Staff have engaged a case worker from Coast Mental Health to

of Change) identify tenants preferences and needs, including income levels,
age, potential disabilities, or health challenges. They will work with
the relocation facilitator and developer in providing alternative
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| | accommodation for the tenants on site. |

6. High Density Housing Guidelines for Families with Children,

The provision of private open spaces for family units and contiguous common internal and extemal
amenity spaces is in line with the aspirations of the Guidelines.

7. City of Yancouver Housing Design and Technical Guidelines for Social Housing

Condition 1.5 ensures that all units shall be designed using the City of Vancouver’s Housing Design and
Technical Guidelines.

o Conclusion:

The development application demonstrates general approvability under the prevailing applicable by-
laws and guidelines and increases the stock of social housing in the West End while proposing a form of
development expected by the policies of the approved Community Plan. Staff support the application,
subject to the conditions noted.

URBAN DESIGN PANEL

The Urban Design Panel reviewed this application on March 11, 2015, and provided the following
comments:

EVALUATION: SUPPORT (5-0)

* Introduction: Colin King, Development Planner, introduced the proposal for a four lot assembly at
the corner of Davie and Jervis Street with lane access to the rear identified as the Lower Davie
Sub-Area B in the West End Community Plan. He explained that this was a new zone and described
the West End Policy. He noted that the RM-5D zone was developed as part of the plan allowing for
7.0 FSR subject to the provision of 20% social housing designed as a turn-key facility for the City
and according to the City’s housing policy group’s specification. The Plan also mentions a podium
height of 3-storeys with heights of towers up to 190 feet subject to the constraints of view cones.
As well the West End Plan talks about building materials that include a variety of materials rather
than consisting of primarily glass facades that reflect the character of the surrounding buildings,
particularly at the podium level. Mr. King noted that the four lot assembly includes three pre-date
dwellings and one post-date. As well the project proposes the removal of ten on-site trees and four
street trees, as well as tree removal that will | require neighbour consent. The proposal is for a 19-
storey building with market residential above a 3-storey podium. The social housing entry is off
Davie Street and there is a small retail component at the corner with the market residential entry
from Jervis Street. As well the social housing has its own amenity space to the rear interior side
yard and an adjacent outdoor amenity space in the side yard. The condo tower element has an
indoor amenity space at grade with contiguous external amenity space along Jervis Street. The
tower will contain 63 market units including 60 2-bedrooms with large private balconies on the
corners. There will be 115 parking spaces that include 94 private, 13 social housing, & visitors and 2
for the retail.

Advice from the Panel on this application is sought on the following:
» Commentary on the massing and expression of the tower element as it relates to the extension
of the concrete frame fo the balconies at the building corners;

» Comments around the livability of the smaller units at grade and second floor of the podium in
the recessed area to the interior side yard.
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Mr. King took questions from the Panel.

Applicant’s Introductory Comments: Tom Staniszkis, Architect, further described the proposal and
mentioned that the interesting challenge for the proposal is that there are three very specific uses
that have to be integrated. They wanted to make sure that the uses are distinctive from each other
and live comfortably together. He noted that the emphasis in the unit mix that is focused on large
spaces that are open and airy, furnishable plans and as well access to outdoor space. They believe
the building will cater to families, couples and downsizers and is complemented by 28 units of
social housing. The social housing is about providing housing for families and singles.

Richard Henry, Architect, described the project as the first one of its kind in the West End and will
be an interesting model for future developments. Mr. Henry noted that there are two kinds of
textures to the west end: the towers and the texture of the street. There is a lot of repetitiveness
in the existing towers in terms of their balconies, fenestrations and expressions. They are simple
buildings. In contrast to that there is a very vibrant, energetic street character. The scale of the
streets is usually 1 to 3-storeys and is prescribed in the OCP. There is vitality to those buildings
that they tried to pick up in the proposal. Mr. Henry described the architecture and mentioned that
there are three pre 1935 homes on the site as well as a little apartment building which they
decided to express in the proposal. This will play up the contrast between the market tower
component and the social housing component. The entrance to the market tower is on Jervis Street
and has a commercial component as well at ground level. Mr. Henry said that they have developed
some large suites and very useable balconies that are weather protected. He described the
material and colour palette and said he felt that the proposal would fit its context.

Peter Kreuk, Landscape Architect, described the landscaping plans and mentioned that there is an
amenity space on the west side of the building which is primarily for the social housing with some
children’s play, gathering spaces with an outdoor kitchen. There are existing street trees on Davie
Street with landscaping to separate the entrances of the ground floor units. The commercial unit
on the cormer has an outdoor patio area. The amenity space for the tower is at the residential
lobby with an outdoor space and children’s play, an outdoor kitchen and fire pit making it a multi-
purpose outdoor space. There is a hedge around the outdoor amenity to define the space and
separate the space from the street, There will also be some plantings on the lane. The private
decks will have some low profile green roofs on the edges.

The applicant team took questions from the Panel.
Panel’s Consensus on Key Aspects Needing Improvement;

»  Consider improving the colour and material palette;
* Consider taking the brick right around facade on the podium.

Related Commentary: The Panel supported the proposal and thought it was a well-developed and
rational scheme.

The Panel supported the massing, height and scale of the proposal. They commended the applicant
for the generous suite sizes of 1,200 to 1,300 square feet. They liked the reference to the older
apartment buildings in the area with the use of a white box frame on the podium.

Some Panel members thought the tower could have several more storeys and as well there were
some members who thought the podium could be taller. If the podium was taller there could be
one floor of retail with three fleors of residential above.

Although most of the Panel supported the material and colour palette they thought the darker
colour tended to recede a bit and as a result the column depth was lost against the glass. They
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wanted to see the colour be a bit brighter on the balconies as well. The noted that the brick
facade that is applied to the upper floors on the podium turns the corner and stops and thought it
should be carried through the facade. Also, a couple of Panel members had concerns regarding the
use of corten steel on the building with one Panel member noting that it was somewhat odd in how
it terminates at the top on Davie Street,

Most of the Panel was not concerned with the livability of the small studio that looks southwest as
they thought it would get a fair bit of afternoon daylight. However, a suggestion was made to flip
this unit with i{s neighbor to the north to provide more light access to the studio.

Some Panel members thought it was surprising to see a residential frontage along Davie Street
considering that it challenges the current conditions. They thought it was a lost opportunity to not
have retail along that frontage. As well several Panel members thought the wide sidewalk was
ridiculous and that perhaps it could be softened with a second row of trees.

« Applicant’s Response: Mr. Henry said he thought the Panel had some good comments. He noted
that removing the social housing component would make the project untenable and they wouldn’t
be able to get the 7 FSR. He added that they originally had a 4-storey podium but it was not
supported by staff,

Mr. Staniszkis stated that he didn’t understand the rationale for sidewalks but would explore
opportunities to make the 7 foot sidewalk work better.

ENGINEERING SERVICES

The recommendations of Engineering Services are contained in the prior-to conditions noted in
Appendix A attached to this report.

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)

Recommendations related to CPTED concerns are contained in the prior-to conditions noted in
Appendix A attached to this report.

LANDSCAPE

The recommendations of Landscape Review Branch are contained in the prior-to conditions noted in
Appendix A attached to this report.

HERITAGE PLANNING

The Vancouver Heritage Commission reviewed DE418742 for 1177 Jervis Street (1301-1325 Davie Street)
at their meeting on March 23, 20135.

The site is currently occupied by four buildings on the site including three houses which have had
Statements of Significance reviewed by the Commission in September 2014. Of the three houses, 1301
Davie could be eligible .to be listed in the “B” in the evaluation category and 1305 and 1315 Davie
Street could be eligible to be listed in the “C” in the evaluation category. During the staff presentation
it was noted the West End Plan identifies 124 character houses of which 117 are within the identified
neighbourhoods and protected by the ‘Laneways 2.0 infill multiple dwellings strategy. The remaining
seven, including the three proposed for demclition by this proposal, are located in the Corridors
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identified by the West End Plan as appropriate locations for intensification of development. Given the
permitted development that could be achieved under the existing zoning, retention of the existing
structures would not be viable.

The Commission resolved:

THAT, while regretting the loss of three heritage houses and acknowledging the level
intervention that the heritage houses have had over time, the Vancouver Heritage Commission
does not oppose the application to develop 1177 Jervis Street, including 28 social housing
units;

FURTHER THAT the Commission asks staff and the applicant to consider recognizing the
heritage houses in the design of the new development; and

FURTHER THAT the Commission asks that the applicant consider design development to the
base of the building that recognizes the heritage character to the neighborhood.

Staff have included conditions to require an interpretive component to recognize the heritage houses
{condition 1.3) and to consider a storefront configuration that is more in scale with the existing
character of Davie Street (standard condition A.1.32).

HOUSING POLICY & PROJECTS / SOCIAL POLICY & PROJECTS / CULTURAL SERVICES

The project provides 20% of the gross floor space as social housing. This results in 27 units of “turn-
key” housing to the City (see condition 1.4, including a minimum of 50% of the units as two-bedroom
units). The proposal is consistent with the by-law definition of Social Housing, where 30% of the
dwelling units will be occupied by households with incomes below BC Housing Income Limits. Providing
a minimum of 30% of social housing at HiLs allows for sufficient flexibility, ensuring social housing units
will be built and can be operated in a viable and sustainable manner upon opening and for the long
term. An operator will be chosen prior to occupancy through the City’ RFP process. Every effort will
be made to try to increase the level of affordability within the social housing beyond the 30% at HiLs.

The project supports the implementation of Council’s Housing and Homelessness Strategy 2012-2021
which identifies the strategic direction to encourage a housing mix across all neighbourhoods that
enhances quality of life through the priority action to protect the existing rental stock. The proposal
also supports the goals of the West End Plan to increase the options for affordable housing and ensure
that the community offers opportunities for residents of all income levels to find accommedation in the
neighbourhood.

To mitigate expressed and possible tenant concerns, a finalized tenant relocation plan is a condition of
the development permit (See condition 1.7). The tenant relocation plan will describe measures to
manage operational issues and mitigate resident displacement.

i} High Density Housing for Families with Children

The proposed building includes 75 units (82% of total) with 2 or more bedrooms which may be suitable
for families with children. The High Density Housing for Families with Children Guidelines therefore
apply.

Separate Indoor amenity rooms are provided for both the social housing and the market condos on
Level 1. Design development is needed to ensure a washroom provided for the market condo amenity
and to add a baby change table. Further design development is needed to improve the multi-
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functionality of both of the rooms by adding a storage closet specifically for the multipurpose room and
a kitchenette (see Standard condition A.1.30),

Consistent with the guidelines, plans include an outdoor common area adjacent to each indoor amenity
room on Level 1. Further design development is needed to provide opportunities for creative and
motor-skills developing play for children of a range of ages (See Standard condition A.1.31).

it) Urban Agriculture Guidelines for the Private Realm

The City of Yancouver Food Policy identifies environmental and social benefits associated with urban
agriculture and seeks to encourage opportunities to grow food in the city. The Guidelines encourage
edible landscaping and shared gardening opportunities in private developments. A condition has been
added to provide the necessary infrastructure to support urban agricultural activity by residents. (See
Standard Condition A.1.29).

PROCESSING CENTRE - BUILDING

This Development Apptication submission has not been fully reviewed for compliance with the Building
By-law. The applicant is responsible for ensuring that the design of the building meets the Building By-
law requirements. The options available to assure Building By-law compliance at an early stage of
development should be considered by the applicant in consultation with Processing Centre-Building
staff.

To ensure that the project does not conflict in any substantial manner with the Building By-law, the
designer should know and take into account, at the Development Application stage, the Building By-law
requirements which may affect the building design and internal layout. These would generally include:
spatial separation, fire separation, exiting, access for physically disabled persons, type of construction
materials used, fire fighting access and energy utilization requirements.

NOTIFICATION

Two site signs were placed at the site, one facing Jervis and one facing Davie Street. On February 12,
2015, 913 notification postcards were sent to neighbouring property owners advising them of the
application, and offering additional information on the city’s website., A notification letter and the
development application materials were posted online at vancouver.ca/devapps. In addition, an open
house was advertised on the signs and online, and was hosted on the evening of March 2, 2015. The
February 2015 West End Plan Implementation Newsletter also included information about the project
and upcoming open house. This newsletter was sent to the West End Plan list-serv and was also posted
at key locations in the community. 41 people attended the open house and we received 14 written
comment forms from that evening.

To date, a total of 24 written (including email) responses have been received. Three respondents
requested additional information about the application, five expressed support for the project, and 16
respondents wrote in either direct opposition or with significant concerns as outlined below.

Social Housing: There were concerns expressed that the number of social housing units to be rented at
or below provincial limits was too low.

Staff Response: The by-law definition of social housing is where a minimum of 30% of the units rent at
Housing Income Limits (HILs) as defined by the Province. Requiring a minimum of 30% of social housing
at HiLs allows for sufficient flexibility, ensuring social housing units can be operated in a viable and
sustainable manner upon opening, and for the long term. In practice, staff use a variety of methods to
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ensure social housing projects maximize affordability, including working with non-profit operators to
achieve increased affordability within the units.

Construction Noise & Other Impacts: There were concerns about construction noise, disruption and
traffic impacts of additional developments in the neighbourhood. Residents in the surrounding
properties want to see construction activities carefully handled to minimize the impacts.

Staff Response: Construction on the site would be subject to Vancouver Noise Control By-Law #65555
which limits construction on private property between 7:30 and 8pm on any weekday that is not a
holiday and between 10am to 8pm on any Saturday that is not a holiday. Use of City streets will be
subjet to and reviewed for impacts to the surrcunding transportation network by Engineering Services
prior to being granted permits for work on street.

Access to Light and Yiews: There were concerns about how the proposed building would limit light and
block existing views for residents living in surrounding buildings. Two respondents raised concern about
the submitted view impact analysis, saying that it did not meet the West End Plan’s requirements.

Staff Response: Staff are satisfied that the application has developed a built form which responds to
and minimizes view impact as much as is possible and that opportunities for further sculpting of the
form are limited. Please refer to detailed discussion in 3, West End RM-5, RM-5A, RM-5B, RM5-C and
RM-5D Design Guidelines i) Built Form & Views.

Height: There were a couple respondents who specifically rejected the proposal’s request to allow for
an architectural feature element to exceed the maximum height restriction. They would prefer a softer
presence of the building on the skyline rather than a stronger presence.

Staff Response; Condition 1.1 and Standard Condition A.1.1 recommend design development to reduce
the over-height architectural feature and to ensure that mechanical rooms, etc. in the over-height
area are designed in accordance with applicable Bylaws, policies and guidelines.

Heritage Retention: There were concerns raised about the loss of the three heritage buildings
currently on the site. There were requests for the City to work with the developer to acknowledge the
previous existence of these rescurces.

Staff Response: The demolition of the three pre-date dwellings proposed in the application is
consistent with the intent of the Plan in its reconciliation of the protection of heritage character and
the provision of new housing opportunities by allowing intensification of new development on the
Corridors where social housing is provided. Staff have included conditions to require an interpretive
component to recognize the heritage houses {see condition 1.3) and to consider a storefront
configuration that is mare in scale with the existing character of Davie Street (see condition A.1.32).

Treatment of the Rear Lane: One respondent expressed concern about the proposal’s treatment of
the rear lane, saying it seemed to be inconsistent with the objectives of the West End Plan’s
encouragement of walkability and residential character on rear lanes,

Staff Response: Laneway Public Realm improvements in the 6.5t of laneway frontage adjacent to the
rear of the site are sought as a secondary conditions as per Condition 1.8.

Material Expression: The use of white brick was a concern for one respondent, who says it is not a
good fit with the neighborhood and that the overall design is a “boring” high-rise,
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Staff Response: The white-brick expression of the podium base is intended to reflect the character of
the post-date multiple dwelling to be demolished, given its significance as the first multiple dwelling in
the West End.

Material Expression: The limited amount of retail frontage to Davie St. was a concern for one
respondent, specifically that the project looks set to strengthen a residential vision for the Davie
slopes rather than provide a continuous, active ground floor o link together the disconnected sections
of commercial activity along Davie 5t.

Staff Response: The West End Plan Policy for the Lower Davie area intends to allow mixed-use
development to better connect Davie Village with Denman Village. However, recognizing the
challenges of retail viability on hillsides, commercial uses are permitted but not required on the “Davie
Slopes” {Jervis 5t to Cardero St).
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DEVELOPMENT PERMIT STAFF COMMITTEE COMMENTS:

The Staff Committee has considered the approval sought by this application and concluded that with
respect to the Zoning and Development By-law it requires decisions by the Development Permit Board.

With respect to the decision by the Development Permit Board, the application requires the
Development Permit Board to exercise discretionary authority as delegated to the Board by Council.

It also requires the Board to consider a By-law relaxation, per Sections 5.1 and 5.2 of the RM-5, RM-54A,
RM-5B , RM-5C and RM-5D District Schedule. The Staff Committee supports some but not all of the
relaxations, as outlined in the proposed conditions of approval.

Staff Committee supports the application with the conditions contained within this report.

)

.
~
J. Greer
Chair, Development Permit Staff Committee

. ja
Project Coordinator

Project Facilitator: W. LeBreton
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATIONS

The following is a list of conditions that must also be met prior to issuance of the Development Permit.

A1

A 1.1

A2

A1.3

A4

A5

A1.6

A17

A1.8

A1.9

Standard Conditions

compliance with Section 5.2 (b) - Height, of the RM-5D District Schedule;

Note to Applicant: Top of roof slab is to have a geodetic elevation of no greater than 324.15
feet and a top of elevator/stair/mechanical of no greater geodetic elevation of 330,87 feet,
Top of elevator/stair/mechanical is to meet section 10.11 of the Zoning and Development
Bylaw. (See also condition 1.1)

compliance with Section 10.21.2{c) - Dwelling Unit Size, of the Zoning and Development Bylaw;
Note to Applicant: Current proposal shows unit SH-D on the main floor, SH-D1 & SH-H on Level
2 & 3 that are less than the minimum size noted in section 10.21.2(c). Dwelling unit size is
calculated using interior dimensions and excludes storage rooms.

confirmation that the Site Coverage (4.8) of the RM-5D District Schedule of the Zoning and
Development By-law, does not exceed the maximum permitted;

Note to Applicant: Submission of detailed Site Coverage plan is reguired to confirm this
number. The inclusion of porches and outermost walls are required for this calculation.)

confirmation that the Section 4.17.1 of the RM-5D District Schedule of the Zoning and
Development By-law, is in compliance;

Note to Applicant: Submission of an elevation/section showing that all opening windows in
residential units shall be located a minimum of 14.76 feet from any lane measured in a straight
line from the closes point of the window to the rear property line at grade.

compliance with Secticns 4.8.1 and 4.8.4 - Disability Spaces, of the Parking By-law, to the
satisfaction of the General Manager of Engineering Services;

Note to Applicant: A total of four disability spaces are required for the residential area.
removal of the non-residential parking spaces, or label as residential;
Note to Applicant: See also condition 1.10.

compliance with Section 5.5.1.2 - Design Standard Class B Loading space, in accordance with
the Parking By-law;

Note to Applicant: The proposed space does not meet the required minimum dimensions for a
Class B space. Dimensions as noted in this section are to be met,

provision of an acoustical consultant’s report to be submitted which assesses noise impacts on
the site and recommends noise mitigation measures in order to achieve noise criteria;

written confirmation shall be submitted by the applicant that:

i.  the acoustical measures will be incorporated into the final design and construction,
based on the consultant’s recommendations;




A.1.10

A1

A1.12

A1.13
A1.14

A1.15

A1.16

A.1.17

ii. adequate and effective acoustic separation will be provided between the commercial
and residential portions of the building; and

iii. mechanical (ventilators, generators, compactors and exhaust systems) will be
designed and located to minimize the noise impact on the neighbourhood and to
comply with Noise By-law #6555;

removal of the commercial use on the ground floor;

Note to Applicant: dwelling units in conjunction with use does not qualify for the relaxation
provisions in Section 5 of the RM-5D District Schedule (see also condition 1.10).

labeling of all excluded balconies “Open Balcony” on floor plans and provision of balcony area;
confirmation that trellis and rooftop mechanical is open or covered on roof area;

Note to Applicant: If the area is covered, the area will be counted in floor area.

notation of property line on each plan that shows the property line;

update the Statistics drawing on Page A-001 with accurate data for FSR, Parking, etc.;

provision of a minimum of 5.7 m* (200 cu. ft.) of useable storage space for each dwelling unit
for the storage of bulky items such as winter tires, ski and barbecue equipment, excess
furniture, etc.;

Note to Applicant: The storage area[s] may be below grade with individual lockers in a
common space or may be provided en suite; however, laundry facilities should not be located
inside such storage areas. Refer to Bulk Storage - Residential Development bulletin for more
information. Also removal of the door from the corridor entering storage unit on level 2, unit
SH-F is required,

delete all references to the proposed signage, or provision of notation on plans confirming
that: “All signage is shown for reference only and is not approved under this Development
Permit. Signage is regulated by the Sign By-law and requires separate approvals. The owner
assumes responsibility to achieve compliance with the Sign By-law and to obtain the required
sign permits.”;

Note to Applicant: The Sign By-law Coordinator should be contacted at 604.871.6714 for
further information,

design development to locate, integrate and fully screen any emergency generator, exhaust or
intake ventilation, electrical substation and gas meters in a manner that minimizes their visual
and acoustic impacts on the building’s open space and the Public Realm;

Standard Landscape Conditions

A1.18

design development to retain and protect as many site trees, neighbour trees and City owned
trees as possible;

Note to Applicant: A revised arborist report should discuss in detail the possibility of tree
retention, methods of protection, alternate construction detailing, arborist supervision and
other methods, in coordination with proposed design revisions, in order to achieve a more
conservative tree removal solution. It is understood that some adjustments of parkade area or
further architectural adjustments may be required.




A1.20

A1.21

A1.22

A1.23

A.1.24

A.1.25

A.1.26

provision of maximized tree growing medium and planting depths for tree and shrub planters to
ensure long term viability of the landscape;

Note to Applicant: Underground parking slabs and retaining walls may need to be altered,
sloped or lowered to provide adequate depth and continuous soil volumes. Growing mediums
and planting depths for trees should be minimum 24” to 36", depending on the tree size/type.

provision of improved sustainability by the provision of edible plants, in addition to urban
agriculture plots;

Note to Applicant: Edible plants can be used as ornamentals as part of the landscape design.
Shared gardening areas should reference and be designed to adhere to Council’s Urban
Agriculture Guidelines for the Private Realm and should provide maximum solar exposure,
universal accessibility and provided with amenities such as, raised beds, water for irrigation,
potting bench, tool storage and composting.

provision of section details at a minimum scale of 1/4"=1'-0" scale to illustrate typical proposed
landscape elements including paving, furnishings, historical features, planters on structures,
benches, fences, gates, arbours and trellises, and other features;

Note to Applicant: Details should confirm adherence to the West End Community Plan. Planter
section details must confirm depth of proposed planting on structures is deep enough to
accommodate root balls of proposed trees well into the future. Planting details should confirm
the use of soil cells or structural soil for tree plantings on grade,

provision of sections (1/4”=1" or 1:50) illustrating the buildings to public realm interface facing
the street, confirming a delineated private to public transition of spaces;

Note to applicant: The section should include the building fagade, as well as any steps,
retaining walls, guardrails, fences and planters. The location of the underground parking slab
should be included in the section.

new proposed street trees should be coordinated with Engineering and Park Board and the
addition of the standard note regarding street trees: “Final species, quantity and spacing to
the approval of City Engineer and the Park Board. Contact Eileen Curran (604-871-6131} of
Engineering Streets Division regarding street tree spacing and quantity. Contact Cabot Lyford
(604-257-8587) of Park Board regarding tree species.”

provision of a high-efficiency automatic irrigation system for all planters on parkade slab and
minimum of hose bibs to be provided for landscape on grade;

provision of a Landscape Lighting Plan for security purposes;

Note to applicant: Lighting details can be added to the landscape drawings; all existing light
poles should be shown.

provision of a trellis and vines over the underground garage access ramp;

Crime Prevention Through Environmental Design (CPTED)

A1.27

design development to respond to CPTED principles, having particular regards for:
(a) theft in the underground parking;

(b) break and enter;

(c) mail theft; and

(d) mischief and vandalism, such as graffiti.




Note to Applicant: Building features proposed in response to this condition should be noted on
the plans and elevations. Consider use of a legend or key to features on the drawings.
Consultation with the social housing operators with experience of the more specific CPTED risks
is recommended, and should be included the response to this condition. See also Landscape
Condition A.1.25 regarding provision of a landscape lighting plan.

Social Planning/Housing Centre/ Cultural Affairs

A.1.28

A.1.29

A1,.30

A1.31

revision of the drawings for the social housing units to accommodate the following:

a) Ensure 5% of the units are designed to meet universal access guidelines;

b}  Ensure the elevator has a minimum capacity of 2500 lbs with a minimum clear capacity
of 8°6";

c) Provision of written mechanical and electrical concepts;

d) Provision of bulk storage for each unit as per the City of Vancouver’s Bulk Storage
Bulletin;

e) Provision of laundry hookups and dishwashers for all two bedroom units;

f}  Provision of a furniture layout for the smallest studio, one-bedroom, and two-bedroom
unit;

g) Provision of a change table for the Washroom outside of the common amenity area;

h} Ensure wurban agriculture requirements are met and include (exterior storage,
composting, potting bench, hosebibs are provided as required);

i)  Provision of a vestibule as required for heat treatment room. Ensure finishes and
construction as outlined per BC Housing guidelines;

j)  Ensure all required service rooms are provided, including:
i. equipment Storage Room;
ii. separate lockable janitor closet with floor sink etc, as per Design Guidelines.

k) Relocate accessible stall closer to elevator lobby in the parkade; and

l) Confirm access to the garbage and recycling room (access seems to be from within the
secured market residential area).

Design development to add some additional infrastructure necessary to support urban
agricultural activity by residents, including, a tool storage chest, a compost bin for yard waste,
and clarification of hose bib locations;

Design development to the common amenity rooms to improve the functionality of the rooms
by adding a storage closet and a kitchenette;

Design development to the cutdoor common area to provide opportunities for creative and
motor-skills developing play for children of a range of ages;

Note to Applicant: While Play equipment is neither necessary nor encouraged, landscape
features which encourage creative play and motor skills development such as boulders, logs,
pathways, water-play elements, sand-play, etc. are encouraged.

Heritage Planning

A1.32

consideration of design development to reduce the apparent height of the retail unit at the
cormer of Davie and Jervis streets;




A2

A2

A2.2

A23

AZ.4

A.2.5

A2.6

A7

Note to Applicant: The storefront appearance can be refined through reconfiguration and/or
use of materials, colours to be more compatible with the Davie Street and West End
neighbourhood context.

Standard Engineering Conditions

arrangements are to be made to the satisfaction of the General Manager of Engineering
Services and the Director of Legal Services for the consolidation of the East and West ¥ of Lot
18, and the East and West 12 of Lot 19, Block 37, DL 185, Plan 92 to create a single parcel;
arrangements to the satisfaction of the General Manager of Engineering Services and the
Director of Legal Services for a SRW for pedestrian purposes over the 7 foot (2.13m) building
setback along the Davie Street frontage;

relocation of 5/A grilles on Davie Street frontage at the northwest corner of the site;

Note to Applicant: Vents and grilles should be located outside of primary public passage areas
as much as possible.

modify wall/fence on the north property line to provide 2,13m of uninterrupted pedestrian
space;

a canopy application is required;

Note to Applicant: Canopies must be fully demountable and meet the requirement so the
Building By-law;

provision of bicycle parking on the P1 parking level;

Note to Applicant: If bicycle parking is located below the first level of parking, an elevator
with direct access to outside is required to be provided.

compliance with the Parking and Loading Supplement to the satisfaction of the General
Manager of Engineering Services;

Note to Applicant: The following items are required to meet the Parking and Loading Design
Supplement:

i.  provision of an improved corner cut through the inside radius at the bottom of the main
parking ramp.

Note to Applicant: This is to provide Z vehicles travelling in opposite directions the
ability to pass unobstructed.

if.  provision of additional parking stall width if adjacent to walls, Visitor parking space #6
on P1, stall 39 &disability space 12 on P3, requires additional width.

iii.  provision of a minimum of 40’ for the loading space to provide adequate pull-in and
pull-out as well as an adequate space at the back of the loading space to load and
unload,

iv.  provision of wheelstops in small car stalls 19 & 20.




A28

A2.9

A2.10

A2.11

A2.12

A2.13

A.2.14

v.  provision of parabolic mirrors located con the outside corners at the top and bottom of
the parking ramps to provide visibility of oncoming traffic.

vi.  provision of design elevations on both sides of the parking ramps at all break points.

vii.  clearly identify the provision of an overhead security gate on the main parking ramp
and clarify how it will be activated.

Note to Applicant: Will the gate be opened by remote control, or will a fob reader or
similar device be proposed. Additional ramp width to provide 22’ in ramp width in the
vicinity of the activation device is required if an island mounted activation is proposed.

MNote to Applicant: Please contact Rob Waite of the Neighbourhood Parking and
Transportation Branch at 604-873-7217 for more information.

provision of a standard concrete lane crossing at the lane entry on the west side of Jervis
Street including adjustments to the lane returns and disability ramps on both sides of the lane
as required;

provision of a separate application to the General Manager of Engineering Services for street
trees and or sidewalk improvements is required. Please submit a copy of the landscape plan
directly to Engineering for review;

Note to Applicant: Landscaping on City property must meet guidelines for boulevard planting.
A separate application and approval is required for all non-standard tandscaping on City
property.

provision of design elevations at the property line adjacent all entrances;

clarification of garbage pick-up operations. Confirmation that a waste hauler can access and
pick up from the location shown is required. Pick up operations should not require the use of
public property for storage, pick up or return of bins to the storage location;

the General Manager of Engineering Services will require all utility services to be underground
for this “conditional” development. All electrical services to the site must be primary with all
electrical plant, which include but not limited to System Vista, Vista switchgear, pad mounted
transformers, LPT and kiosks (including non-BC Hydro kiosks) are to be located on private
property with no reliance on public property for placement of these features. It is presumed
with your consultation so far with B.C. Hydro that an area has been defined within the
development footprint to accommodate such electrical plant. Please confirm that this space
has been alloccated and agreement between both parties has been met. In addition, there will
be no reliance on secondary voltage from the existing overhead electrical network on the
street right-of-way. Any alterations to the existing overhead/underground utility network to
accommodate this development will require approval by the Utilities Management Branch.

provision of an Energy Transfer Station room to the satisfaction of the General Manager of
Engineering Services; and

make arrangements to the satisfaction of the General Manager of Engineering Services for the
removal and reinstallation of the existing bus shelter on Davie Street.




B.1.2

B.1.5

B.2

B.2.1

B.2.2

B.2.3

B.2.4

B.2.5

Standard Notes to Applicant

The applicant is advised to note the comments of the Processing Centre-Building, Vancouver
Coastal Health Authority and Fire and Rescue Services Departments contained in the Staff
Committee Report dated April 8, 2015. Further, confirmation that these comments have been
acknowledged and understood, is required to be submitted in writing as part of the “prior-to”
response.

It should be noted that if conditions 1.0 and 2.0 have not been complied with on or before
November 2015, this Development Application shall be deemed to be refused, unless the date
for compliance is first extended by the Director of Planning.

This approval is subject to any change in the Official Development Plan and the Zoning and
Development Bylaw or other regulations affecting the development that occurs before the
permit is issuable. No permit that contravenes the bylaw or regulations can be issued.

Revised drawings will not be accepted unless they fulfill all conditions noted above. Further,
written explanation describing point-by-point how conditions have been met, must accompany
revised drawings. An appeintment should be made with the Project Facilitator when the
revised drawings are ready for submission.

A new development application will be required for any significant changes other than those
required by the above-noted conditions.

Conditions of Development Permit;:

All approved off-street vehicle parking, loading and unloading spaces, and bicycle parking
spaces shall be provided in accordance with the relevant requirements of the Parking By-law
prior to the issuance of any required occupancy permit or any use or occupancy of the
proposed development not requiring an occupancy permit and thereafter permanently
maintained in good condition.

All landscaping and freatment of the open portions of the site shall be completed in
accordance with the approved drawings prior to the issuance of any required occupancy permit
or any use or occupancy of the proposed development not requiring an occupancy permit and
thereafter permanently maintained in good condition.

Any phasing of the development, other than that specifically approved, that results in an
interruption of continuous construction to completion of the development, will require
application to amend the development to determine the interim treatment of the incomplete
portions of the site to ensure that the phased development functions are as set out in the
approved plans, all to the satisfaction of the Director of Planning.

The issuance of this permit does not warrant compliance with the relevant provisions of the
Provincial Health and Community Care and Assisted Living Acts. The owner is responsible for
obtaining any approvals required under the Health Acts. For more information on required
approvals and how to obtain these, please contact Vancouver Coastal Health at 604-675-3800
or visit their offices located on the 12" floor of 601 West Broadway. Should compliance with
the health Acts necessitate changes to this permit and/or approved plans, the owner is
responsible for cbtaining approval for the changes prior to commencement of any work under
this permit. Additicnal fees may be required to change the plans.

The issuance of this permit does not warrant compliance with the relevant provisions of the
Provincial Health & Community Care and Assisted Living Acts. The owner is responsible for
obtaining any approvals required under the Health Acts. For more information on required




B.2.6

B.2.7

B.2.8

approvals and how to obtain these, please contact Yancouver Coastal Health at 604-675-3800
or visit their offices located on the 12th floor of 601 W Broadway. Should compliance with the
Health Acts necessitate changes to this permit and/or approved plans the owner is responsible
for obtaining approval for the changes prior to commencement of any work under this permit.
Additional fees may be required to change the plans.

in the event, contamination of any environmental media are encountered, a MNotice of
Commencement of Independent Remediation must be submitted to the Ministry of Environment
and copied to the City of Yancouver

* Upon completion of remediation, a Notification of Completion of Independent Remediation
must be submitted to the Ministry of Environment and copied to the City of Yancouver

* Dewatering activities during remediation may require a Waste Discharge Permit

* Submit a copy of the completion of remediation report signed by an Approved Professional
stating the lands have been remediated to the applicable land use prior to issuance of an
Occupancy Permit

Notice of offsite migration must be submitted to the Ministry of Environment and copied to the
City of Vancouver if offsite contaminant migration is suspected or identified. Supporting
investigation and remediation data/reports must be provided to the City of Yancouver

Amenity areas excluded from the computation of floor space ratio, shall not be put to any
other use, except as described on the approved application for the exclusion. Access and
availabitity of the use of all amenity facilities located in this project shall be made to all
residents, occupants and/or commercial tenants of the building; AND

Further, the amenity spaces and facilities approved as part of this Development Permit shall be
provided and thereafter be permanently maintained for use by residents/users/tenants of this
building complex.

This site is affected by a Development Cost Levy By-law and levies will be required to be
paid prior to issuance of Building Permits.
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ding the Extraord

January 12,2015

Attention: Wendy LeBreton
Project Facilitator, Development Services

City of Vancouver

Dear Wendy:

RE: 1301-1325 Davie Street - Development Permit Application

We are pleased to submit for Staff consideration and circulation, a complete Development Permit
Application for the development site located at 1301-1325 Davie Street. We have had numerous
meetings and discussions with Staff over the past five months, and we believe that this submission
accurately reflects a supportable development program that effectively addresses all of the underlying
parameters. In support of this submission, please find below a description of the development
program.

EXISTING POLICY CONTEXT

The following (and other) documents were used to guide the design of this proposal:

= West End Community Plan

»= COV Housing Design and Technical Guidelines (V9.0, V9.4, V9.6)
» BC Housing Design Guidelines and Construction Standards

= RM-5, RM-5A,B,C,D District Schedule

= High Density Housing for Families with Children Guidelines

= COV Heritage Action Plan

SITE DESCRIPTION

The site is located in the Lower Davie neighbourhood in the West End of Vancouver, and is currently
comprised of 4 individual legal lots at the northwest corner of the intersection of Jervis Street and Davie
Street. The site is at the high point of both of these streets, as they start to descend down to Denman
Street to the west and English Bay to the south. Presently on site are three multiple conversion
dwellings and a small 3 storey walk-up apartment building. A moderate sized, 3 storey wood frame
apartment building abuts the property to the west.

WEST END COMMUNITY PLAN

The development will be one of the first major projects to be undertaken under the new West End
Community Plan that was adopted by City Council on November 20, 2013. The proposal is guided by
the Plan’s 7 Foundation Plan Principles as follows:
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Principle 1: Achieve a green, environmentally sustainable urban pattern.

The buildings will be designed to meet all prevailing green building bylaws and environmental
performance standards. The well-connected urban location further supports patterns of sustainable
urban development.

Principle 2: Support a range of affordable housing options to meet the diverse needs of the
community.

The project proposes to include the required social housing component in a distinct, independently
functioning building component, in conjunction with the market tower which will introduce much
needed larger-than-typical homes which support a greater diversity of housing options for growing
families, couples, or downsizing seniors.

Principle 3: Foster a robust, resilient economy.

While not specifically required at this location, this proposal includes a commercial retail unit at the
corner of Davie Street and Jervis Street, marking the terminus of the Davie Village commercial district
and the transition to the Lower Davie area.

Principle 4: Enhance culture, heritage and creativity in the city.

The approach to the design of this project considers very carefully the existing context, both old and
new. Described further in the rationale to follow, the development will incorporate a simple, modern and
timeless architectural design, with major emphasis on materials, proportions and context. The base of
the building will respond to the existing heritage context while the tower will address both the existing
highrise building language in the West End, while also providing a new, contemporary visual
expression. Fostering creativity is particularly relevant in this instance, as Intracorp will be partnering
with not only a group of excellent local design consultants, but with a development partner with deep
roots in the local design and arts community - Inform Interiors.

Principle 5: Provide and support a range of sustainable transportation options.

There is an existing bus stop on Davie Street fronting the site, and the general location is already very
well established with cyclists and pedestrians. In support of these more sustainable transportation
options, this application will not be seeking to increase on-site parking beyond what is explicitly
required by the Parking Bylaw. On-site bicycle storage facilities and electric car charging stalls will also
be provided as expected.

Principle 6: Protect and enhance public open spaces, parks and green linkages.

The building frontages - including the lane - will be enhanced with landscaping and green buffering
between public and private areas. Wherever possible, outdoor terraces and roof areas will also feature
landscaping. The site's location is ideally situated to take full advantage of numerous public parks and
outdoor natural assets.

Principle 7: Foster resilient, sustainable, safe and healthy communities.
The combination of market and non-market housing, in conjunction with new commercial/retail space,
will work to enhance the existing community in this West End location.
VANCOUVER
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DEVELOPMENT PROGRAM

The following lists a summary of the key statistics for the development proposal. Please refer to the
architectural statistics for more detail:

Site area: 17,303 sf

Density allowed: 7.0FSR

Density acheived: 6.61 FSR

Social housing density provided: 20.25% of FSR: 23,148 sf (see Social Housing below)
Commercial density provided: 1,237 sf

Total Market units: 63 units (1 x 1 Bed; 60 x 2 Bed; 2 x 3 Bed)

SOCIAL HOUSING

The development proposal is designed to be consistent with the new West End Community Plan, which
requires the provision of Social Housing in conjunction with new development. The site itself, while
envisioned in the Plan to be able to facilitate a maximum density of 7.0 FSR, is constrained by the
relatively small footprint, imposed podium and tower massing restrictions, and an overall height
restriction. For these reasons, we are not able to accommodate the full density envisioned by the Plan,
and at this stage the site can only support 6.61 FSR. This results in potential density that is forfeited,
putting substantial pressure on the financial viability of the project.

We are happy to confirm however that we are able to deliver over 23,000sf of Social Housing in our
development proposal, marginally exceeding the 20% FSR requirement stipulated in the Community
Plan and Zoning. This has not been easy to achieve, given the limited site frontage for proper residential
exposure, outdoor amenity and children’s play requirements, as well as the significant challenge of
coordinating the social housing with the market residential tower core and structure.

The current unit mix, compared with the suggested mix in the Guidelines, is below. We have done our
best to meet the intent given the particular constraints.

Unit Type City Guideline Mix Proposed Unit Count Proposed Mix
Studio 25% 11 39%

1 Bed 25% 4 14%

2 Bed 30% 13 47%

3 Bed 20% - -

Total 100% 28 Units 100%

Regarding the housing policy consideration of the replacement of existing rental units, it should be
noted that three of the four existing structures on the development site are converted single family
houses, renovated over the last few decades with and without City permits. The buildings can now best
be described as ‘rooming houses’ with shared facilities such as bathrooms and kitchens. Detail on the
particular facilities within each building is provided in the Tenant Relocation Application Form
submitted with this application.
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The implementation of a one-for-one replacement policy in this instance can therefore not be
supported, since the existing accommaodations are not independent living units. With support from
Staff to consider a reduction in the number of units given the above site specific condition, it is
expected that the Guideline Mix can be achieved. Further discussion on this is expected.

We look forward to the opportunity to meet again to discuss the involvement of a housing operator early
on in the process. Having completed institutional housing projects in the past, Intracorp has found this
early involvement to be of critical importance. We have already had brief discussions with Bob Nicklin at
Affordable Housing Societies, as well as Jim O'Dea at Terra Housing Consultants, who have both
expressed interest and support for this approach.

HERITAGE CHARACTERISTICS OF EXISTING STRUCTURES

In support of this application, Staff encouraged the undertaking of a Statement of Significance study
for each of the pre-1940 structures located on the site. Donald Luxton and Associates was
commissioned to prepare reports for 1301, 1309 and 1315 Davie Street, which were submitted for
consideration by the Vancouver Heritage Commission in September 2014. The Commission proposed
some revisions to these reports, and the findings of this review are included in the minutes of the
meeting of September 29t

While 3 of the 4 structures on the site have been found to contain some heritage merit to varying
degrees, Staff have confirmed that the West End Community Plan only assumes the protection of 117
of 124 character dwellings that are within the existing neighbourhoods, and anticipates the loss of the
remainder that are located on the major corridors such as these structures on Davie Street. Retention
of any of these structures would deem the development site not viable given the prevailing constraints.

FORM, HEIGHT AND SETBACKS

The overall form for the proposed building is one that is familiar to the West End. Generallyitis a 19
storey tower interlocked with a 3 storey podium base. The tower component as proposed is intended
to be market housing, while the podium is mostly comprised of affordable, city owned non-market
housing, with a small commercial retail shop on the corner. Although one building, the complex has
been designed to function and appear as 2 separate but interconnected buildings.

The site, located in Area B, is limited to a maximum 190" height restriction (322.98' geodetic) from the
base plane, as governed by the West End Community Plan, to which the building height adheres
generally. This application is requesting consideration for an architectural feature element to surpass
this height to give the building a stronger presence on the skyline and to screen mechanical devices,
but not adding any indoor habitable floor area, just useable outdoor roof terrace for the residents. This
extended frame element will also give the residents a sense of security and enclosure on this dramatic
perch.
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The site is further constrained in height by View Cone 20 but is shadowed by the tower located at 1265
Burnaby Street to the south, allowing up to 58m in overall height from the corner of Jervis and Davie
(330.98' geodetic).

The podium level has been limited to 3 stories as required for Area B in the Community Plan.

The tower has been located approx. 88'-0" from the 13 storey tower to the North and approx. 175'-0"
from the approx. 26'-0" storey tower to the East. The floor plate has been limited in area to 5,500 sf
(511sm) as prescribed in the Community Plan.

Setbacks include the minimum required 7' along Davie Street for all elements. This area is intended to
be a “hardscape” paving area for an overall pedestrian widening of the Davie sidewalk corridor, with a
further setback at the housing portion to provide a planter and semi-private buffer along this edge.

The tower setback along Jervis approximates the average setback of building to the north along the
street at approximately 14'. The rear laneway is set back approx. 10'-6" for the ground floor and 7'-0"
for the upper 2 levels. A variety of setbacks are shown on the West side depending on conditions, with
the minimum distance of 9" for the south portion.

ARCHITECTURAL EXPRESSION

The overall building design responds to the general characteristics of the West End built form for this
location and resists trying to stand out overtly from the existing context. The design recognizes that
there are two contrasting scales to buildings throughout the area. Generally speaking, tower forms in
the West End are large-scaled, relatively simple, modular, geometrically derived, and also robust in
their architectural nature. Low-rise structures however, such as commercial buildings in the village
areas, the walk-up apartment buildings as well as old homes throughout the area have a much finer
grain and scale, with a higher degree of detail and interest at the street level. The proposal recognizes
these qualities and responds to them with a very simple and elegant concrete tower frame composition
for the market housing, together with a more complex and finely grained, pedestrian-scaled podium
expression for the social housing.

In addition, an important commercial element stands out from the main complex on the corner of Jervis
and Davie marking an important transitional terminus to the west end of Davie Village with its
commercial heart, and the beginning of Lower Davie as it begins its slope down to Denman Street, with
a predominantly residential character.

Material for the social housing podium is designed to increase energy performance, minimize
maintenance, and be robust and durable. It generally consists of brick along the Davie Street and lane
elevations with a cementitious panel system planned for the lower floor and western elevation as well as
other infill areas.
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PUBLIC REALM, PUBLIC AND PRIVATE AMENITY

The site resides within very easy access to a variety of public outdoor amenity areas. Three City blocks
to the south lie the park and beach waterfront of False Creek opening up onto English Bay and the
entire seawall pathway system. Immediately to the east is the Aquatic Centre for recreational activities.
To the northeast 2 diagonal blocks away lies Nelson Park with Lord Nelson School. Shopping, transport
and other commercial and recreational amenities surround the site in all directions.

On site amenities for the market housing include exceptionally large balconies and roof terraces for
each home. In addition a large amenity room is proposed at the northeast corner off of the main
entrance lobby which connects to a common outdoor amenity area also off of the lobby. A guest suite is
also included for the benefit of future residents and their visiting families and friends.

Amentity areas for the social housing include balconies for most of the units and a large common grade
level landscaped outdoor amenity space to the southwest. This area is complemented by a large
common indoor amenity space adjacent to it.

Laneway treatments will reference the West End Laneway Guidelines currently under development,

making allowances for green landscaping treatments and activated lanes. Loading for the residents
and the commercial space is accommodated here, as well as providing for substantial new electrical
services for the entire area, and the entrance to the parkade.

Jervis Street treatment continues the treed boulevard language that exists to the north of the laneway,
and provides a gracious entrance to the market housing component. A wider boulevard provides a
grassy natural front yard to the complex.

Davie Street treatment incorporates the required 7' hardscape setback for sidewalk widening and also
provides for bicycle parking and the retention of the existing bus stop. A further setback for a semi-
private green buffer helps to provide security and separation for the housing portion along Davie.

LANDSCAPE DESIGN

The intent of the landscape design is twofold; to provide residents with a highly livable environment in
an urban context and to root the building in its surroundings with a high quality public realm treatment.
The ground level design responds to and reflects the diversity of programs provided by the new
development - specifically, the commercial frontage at the corner of Davie and Jervis, social housing
along Davie and market residential entry at Jervis. Furthermore, the treatment at the lane
accommodates a range of servicing requirements while the west fagade is sensitive to the interface
with our neighbors. Higher up on the building, there are a series of rooftop gardens where the building
massing steps back. Each of these spaces is designed to respond to its context and building use.
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Ground Floor

At the corner of Davie and Jervis, a new retail unit anchors the street corner and ties in to the
commercial area, Davie Village, to the east. Special paving at the store entry defines and characterizes
the retail component, while commercial bike racks and seating areas encourage both pedestrian and
bike traffic. Further west, ground level units with front patios and gates open directly onto Davie and
reflect the residential character to the west. Planters with privacy hedges and small multi-stemmed
trees buffer the busy sidewalk from front doors. The building wall is set back from the property line,
allowing for a wider sidewalk for an improved pedestrian experience. A band of non-tumbled granite
cobblestones defines the property line and adds high quality paving materials and texture to the public
realm. Finally, the existing street trees will be retained and provide a large mature tree canopy to the
Davie frontage.

The Jervis frontage also benefits from existing mature street trees, helping to root the new building in
its context. The market housing lobby opens to Jervis and is defined by an architecturally significant
corten steel enclosure canopy. The entry walk to the lobby will include stone pavers and well defined
edges to support the strong architectural statement at the lobby entry.

The ground level amenity area is further north, and is buffered from the public realm with 5" high
clipped hedges between 8-10" high metal columns that match the rhythm of the building columns
behind and the materiality of the architectural canopy. This active edge enlivens the ground floor and
positively contributes to the Davie Village experience.

At the lane, a variety of servicing requirements inform the layout of the spaces. The loading bay and
parkade entry will receive treatment similar to pedestrian areas, with higher quality paving materials
and pedestrian scaled paving patterns. Furthermore, trees planted in planters will vertically screen the
building and provide a green canopy to the lane. Where possible, we propose to plant low maintenance
evergreen shrubs outside our property line in an effort to decrease the perceived width of the lane and
improve the pedestrian experience

Finally, to the west, a wide planter with evergreen shrubs, flowering perennials and flowering trees runs
the length of the west property line and effectively separates the proposed development from the
existing building. A courtyard with opportunities for urban agriculture, outdoor eating, kids play and
introspection opens west and provides an active and friendly face to the neighbors.

Level 4 Private Patios
Above the ground floor units, as the building steps back, large outdoor decks are provided for each of

the units on Level 4. Private decks include built in fireplaces, outdoor kitchens and outdoor living space.
Between the patios and the parapet edge, low profile green roof plants are proposed.

VANCOUVER
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Penthouse

At the top of the building, along the south edge, two large penthouse decks are provided. Similar to
Level 4, these decks are designed for outdoor living, with fireplaces, kitchens and lounge areas. At the
south and west edge, tall columnar Swedish aspens planted in metal planters, are visible from below
and provide a green top to the building. The remaining area of the roof, in the space not dedicated to
mechanical equipment, will receive a low profile green roof.

SUSTAINABILITY

Sustainable design elements have been incorporated into the schematic design of this proposal, and
will continue to be a focal point during design development. Preliminary building energy models have
been prepared which confirm that the development will meet - and marginally exceed - the Vancouver
Building Bylaw requirements for energy performance and the West End Community Plan’s overall
green building strategies.

Green buildings should respond to their context and this building follows through on this imperative.
The dense urban location is already well served by transit, and is a well-established bicycle and
pedestrian-centred community with easy access to City parks, beaches and community facilities. The
building's planning strategy maximizes access to available open space wherever possible, from ground
floor patios to podium level and penthouse terraces, and oversized balconies for every home. The
building has been designed to be low maintenance and provide a durable and timeless aesthetic,
energy efficiency and a healthy environment for occupants.

Planting will be native and adaptive to provide habitat, minimize maintenance, and reduce irrigation
demand. Zero waste planning initiatives are developed to foster ongoing diversion of materials from the
waste stream through re-use, composting and recycling. Onsite facilities will include storage and
collection of: paper, cardboard, glass, plastics, metals and both kitchen and landscape organics. The
use of low-VOC, low-allergenic finishes and materials further improves air quality, and water-efficient
fixtures and landscaping further reduce the building's demand for potable water. Shade trees and
planting have been maximized to reduce the amount of constructive surfaces that heat up and
contribute to the heat island effect. Soil depths of 18 - 30" on the outdoor decks will slow storm water
runoff.

The project will incorporate a number of energy saving measures including an overall approach to the
mechanical systems which anticipates a future connection to a central neighbourhood energy utility. A
great deal of attention is being given to the detailing and performance of the building envelope to meet
the project's sustainability goals. The implementation of a maximum 50% window to wall ratio and high
performance cladding and insulation ensure the thermal performance of the envelope. Operable
windows, as well as hydronic-based heating and cooling systems with Heat Recovery Ventilators in
each unit ensure both thermal comfort and access to fresh air throughout the year.

VANCOUVER
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This is an exciting new project for Intracorp. The ultimate success will be determined by the unique
partnership of Intracorp, Inform and our expert consultant team, working collaboratively with City Staff
to actualize the vision presented in this new Community Plan. We are committed to a high level of
execution on this extraordinary project, and we look forward to working with Staff to achieve this. Please
do not hesitate to contact me should you require further information. | can be reached at
djacobson@intracorp.ca, or (604) 801-7023.

Yours truly,
INTRACORP JERyLSST?IMITED PARTNERSHIP
P

David.dacobson
Director of Development

cc. Colin King, Development Planner, City of Vancouver
Tom Staniszkis, NSDA Architects
Maurice Pez, Senior Vice President, Development & Construction, Intracorp
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