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DEVELOPMENT PERMIT STAFF COMMITTEE MEMBERS
Present:
Also Present:
J. Greer (Chair), Development Services
P. Cheng, Urban Design & Development Planning
M. Holm, Engineering Services
B. Mah, Development Services
A. Thompson, Real Estate Services
L. King, Development Services
Y. Hii, Social Infrastructure
P. Huber, Central Area Planning
K. Isaac, Park Board
APPLICANT:
Walter Francl Architecture Inc.
Attention: Walter Francl
1684 2nd West Avenue
Vancouver, BC
V6J 1H4

PROPERTY OWNER:
Vancouver School Board
Attention: Kelly Isford-Saxon
1580 West Broadway
Vancouver, BC
V6J 5K8

EXECUTIVE SUMMARY
● Proposal: To develop a four storey elementary school over existing below grade parking. A portion of
the elementary school will be located within the existing Firenze tower at 688 Abbott Street.
See Appendix A Standard Conditions
Appendix B Standard Notes and Conditions of Development Permit
Appendix C Processing Centre – Building comments
Appendix D Plans and Elevations
Appendix E Applicant’s Design Rationale
Appendix F Council Report Regarding New Elementary School at International Village
Appendix G Summary of Vancouver School Board Public Information Meeting
Appendix H Park Board Memo to Council
Appendix I School Parking Spaces in Previous Development Permits
● Issues:
1. Building encroachments over adjacent property, requiring legal arrangements.
● Urban Design Panel: Support (8-0)
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION: APPROVE
THAT the Board APPROVE Development Application No. DE417537 submitted, the plans and information
forming a part thereof, thereby permitting the development of a four storey elementary school over
existing below grade parking with a portion of the elementary school located within the existing
Firenze tower at 688 Abbott Street, subject to the following conditions:
1.0

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

2.0

That the Notes to Applicant and Conditions of the Development Permit set out in
Appendix B be approved by the Board.
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● Technical Analysis:
PERMITTED (MAXIMUM)

REQUIRED

PROPOSED

-

-

irregular (air space parcel)

Site Area

-

-

Use

Institutional Use

Frontage

-

20.1 m

44.8 m

Floor Area1

n/a

-

0 m2 (excluded 4 670 m2)

-

16.5 m (top of parapet wall)

Site Size

Height
Parking2

86 m
27
Small Car (25% max.)

air space parcel
Elementary School
40 employees
510 students (60 Kindergarten,
450 Grades 1-7)

7
Disability Spaces

3

Standard
Small Car
Disability
Total

18
9
1
28

Loading3

-

Class A
Class B
Class C

n/r
2
1

Class A
Class B
Class C

n/r
1
0

Bicycle Parking

-

Class A
Class B

2
26

Class A
Class B

3
26

1

Note on Floor Area: Pursuant to Section 7 (Floor Area and Density) of the CD-1 By-law, community facilities, including school –
elementary [7.3(g)] or secondary are excluded in the computation of floor area.

2

Note on Parking: Pursuant to Section 3.2 (Relaxation) of the Parking By-law, the Director of Planning may relax the proportion
of small car spaces [3.2.1(f)], where literal enforcement would result in unnecessary hardship. Standard Condition A.1.3 seeks
the provision of two additional disability parking spaces.
3

Note on Loading: Pursuant to Section 3.2 (Relaxation) of the Parking By-law, the Director of Planning may relax the number of
off-street loading spaces [3.2.1(c)], where literal enforcement would result in unnecessary hardship.

3

55 Expo Boulevard (Complete Application)
DE417537 – Zone CD-1
● Legal Description
Lot: Air Space Parcel 1
Plan: False Creek Air Space Plan BCP29637

March 12, 2013
PC/BM/LK/LH
● History of Application:
13 12 19 DE submitted
14 01 29 Urban Design Panel
14 03 12 Development Permit Staff Committee

● Site: The site is located due north of Expo Boulevard, midblock between Abbott and Carrall Streets,
as the final remaining site of the Firenze development, which includes two residential towers and a six
storey podium with commercial retail at-grade, and a daycare.
● Context: Significant adjacent development includes:
(a)
(b)
(c)
(d)
(e)
(f)
(g)

Firenze Tower I: 58 Keefer Place – 26-storey residential tower
Firenze Tower II: 688 Abbott Street – 32-storey residential tower
Firenze Daycare: 648 Abbott Street – two-storey childcare facility
Andy Livingstone Park
International Village Mall
Espana I: 689 Abbott Street – 33-storey residential tower
Espana II: 188 Keefer Place – 35-storey residential tower
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● Background:
In summer 2012, the Vancouver School Board (VSB) began discussions with City staff to develop the last
remaining sub-parcel in the International Village zoning area with a new four storey public school.
During these discussions, a major challenge emerged in that the programming and projected enrolment
of the school had increased from 350 to 510 students. Following a review of preliminary design
sketches, it was determined that the required building form for this site was larger and taller than
previously anticipated when the CD-1 By-Law was adopted in 1990. Since the larger building could
potentially compromise the livability of existing dwelling units located directly adjacent to the school
site at the third and fourth storeys of the school, staff required enhanced design requirements to
protect the overall livability of these dwelling units, which included a minimum 50 ft. distance
between the dwelling units and any proposed building element of the school, and a retained view
corridor that permitted longer distances to be viewed, past the school building, as seen from the living
rooms of the private dwelling units in question.
In direct response to staff’s design requirements, the resulting building design proposes that a
significant portion of the school’s second, third and fourth storeys be cantilevered over the adjacent
property located due east, which is a Province-owned parcel with a long-term lease to the City and
subject to a restrictive covenant requiring that the land be used exclusively as public park land.
The ability of the VSB to proceed with the school as designed was predicated on a successful British
Columbia Supreme Court application to modify the restrictive covenant to allow the school to
cantilever into the park. In addition, the cantilever requires complex approvals involving the
Vancouver School Board, the City Park Board, and the Province as owner of Andy Livingstone Park.
Due to the complexity of the situation, Council provided the necessary direction and authorization to
facilitate the legal arrangements required to advance the project as proposed (See Council Report RTS
10197 dated July 15, 2013, Appendix F, and Standard Conditions A.2.1 and A.2.2).
The VSB and the City of Vancouver jointly applied to the British Columbia Supreme Court in summer
2013 to amend the restrictive covenant registered on Andy Livingstone Park and the amendment was
approved on November 1, 2013 without opposition.
● Applicable By-laws and Guidelines:
• CD-1 By-Law (265) International Village
In 1990 City Council adopted this Comprehensive Development By-Law to permit the construction of a
mixed-use development of six city blocks including park land, at-grade retail, an entertainment
complex, market residential mid-rises and towers, social housing, a community daycare, community
recreational facilities and a public school.
• International Village CD-1 Guidelines
The Guidelines provide urban design guidance with respect to the siting and massing of buildings, the
ground-plane interface with the public realm as well as minimum criteria to ensure the livability of the
residential dwelling units.
Specifically, article 2.12.5 of these guidelines states that all residential dwelling units should have an
unobstructed view of a minimum length of 25 m (82 ft.) and should be oriented to longer views where
these exist.
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● Response to Applicable By-laws and Guidelines:
The proposed public school development is sited on the last undeveloped parcel of the overall CD-1 site
area (sub-area 5), where all other uses and buildings have already been established during earlier
phases of this comprehensive development. The proposed uses, which include a public school and a
community use space, completes the overall programming originally intended and envisioned by the
CD-1 By-Law (265).
Staff have reviewed the proposed building form and have determined that the building mass has been
sufficiently sculpted to retain the minimum standard of livability, delineated in the CD-1 Guidelines,
for the private dwelling units that are located directly adjacent to the proposed school.
● Conclusion: Staff consider this proposal a well-resolved response to the existing site and urban
design constraints. Taking advantage of its proximity to a public park and playground, this new public
school located in the high-density area of downtown Vancouver will serve as significant contributor of
public life to the community. As such, Staff recommend approval of this application, with conditions
noted in this report.
URBAN DESIGN PANEL
The Urban Design Panel reviewed this application on January 29, 2014, and provided the following
comments:
EVALUATION: SUPPORT (8-0)
•

Introduction: Paul Cheng, Development Planner, introduced the proposal and mentioned that the
site was rezoned several years ago to allow for a complex development involving two condominium
towers, a mixed-use podium of six storeys with retail at grade, a day care and a future school to be
built on the site. The school was not originally built with the rest of the project because the
estimation of enrollment at that time was much lower than the actual number of children now in
the neighbourhood. As a result, the program for the school has grown which presents a challenge in
terms of adjacency since there are dwelling units in the tower that would be looking out onto the
taller and larger school. Staff have required a minimum 50 foot distance from the living rooms of
those units. This in turn results in a massing of the school that is 5 meters over the property line
over the park property. Mr. Cheng stated that all the legalities are being addressed. He added that
there has been an ongoing discussion with respect to the resulting space underneath the cantilever
next to the park given location regarding potential CPTED issues and asked the Panel for
suggestions on how to address this issue.
Mr. Cheng took questions from the Panel.

•

Applicant’s Introductory Comments: Walter Francl, Architect, further described the proposal and
mentioned that there was also an anticipated (community centre) for this on the site. The entire
ground floor including the gym and multi-purpose spaces will be available to the public off hours.
He said that the City will be building some of the multi-purposes spaces that will be on the ground
floor. There are only two facades to the building and they have tried to give that over as much as
possible to the public. They have organized the ground plane so that it can be used by the rest of
the community throughout the day. Mr. Francl described the program for the school and noted that
the circulation is organized around the various classrooms as well as the private south facing
learning pods. The building has been designed to achieve LEED™ Gold equivalent and will plug into
the hot water utility that is currently operating in the towers. The roofscapes have been sculpted
to step back from the residential tower and there are class screens for added privacy. The primary
entrance is off the park and there will be doors in the multi-purpose rooms that open up onto the
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park as well. The atrium will eliminate the interior of the school up through four storeys. The
strategy on the south side has been to modulate the light through a series of louvers and the little
learning pods on the outside face of each of the classrooms to temper the light. All of the
classrooms have natural light. Mr. Francl described the material and colour palette.
Jennifer Stamp, Landscape Architect, described the landscaping plans and mentioned that play
spaces are often challenging in the downtown. She mentioned that they have had discussions with
the Park Board regarding using Andy Livingstone Park including the play structures and courts.
There are going to be some upgrades to the park that will benefit the school. The play spaces on
the roof are more passive learning environments for kindergarten and grade one aged children.
They are trying to provide opportunities for outdoor learning and provide good connections
between inside and out. There will be seat walls and science boxes as well as chalk boards. On the
ground plane they have looked at running the flooring of the park walkway up to the face of the
building. They have addressed the CPTED concerns with lighting and along Expo Boulevard they
have added a double row of street trees. They are asking the City to have no parking in the
morning and later in the day for drop off for the school and asked the Panel for suggestions on how
to address this issue.
The applicant team took questions from the Panel.
•

Panel’s Consensus on Key Aspects Needing Improvement:


•

The Panel had no substantial aspects needing improvement.

Related Commentary: The Panel supported the proposal and thought it was a wonderful infill
project in an area that is in need of a new school.
The Panel liked the architecture and thought it was well handled and a sophisticated expression
considering the challenges. The supported the choice of materials including the coloured glass and
the raised reading nooks. One Panel member suggested applying them to the exterior spaces that
face stair wells so they become seating edges. A couple of other Panel members thought the south
façade was not as well handled as the east façade.
The Panel thought the applicant had done a good job with the setback from the adjacent tower
and daycare as well as the view slots into the park. They also thought the cantilever was a strong
and exciting part of the building with the park coming up to the edge of the building. One Panel
member thought more could be done at the edge to strengthen the relationship to the park.
The Panel supported the landscaping plans however it was suggested that the five trees that are
going to be removed could be replaced elsewhere on the site. As well it was suggested that where
the plaza meets the street there was an opportunity to announce the plaza.
With respect to the park areas located under the cantilevered portions, one member suggested
bright artificial lighting during night hours.

•

Applicant’s Response: Kelly Isford-Saxon thanked the Panel for their comments. She said that it
has been a challenge to take on a community that has iconic views of what schools should look like
but felt that there was renewed hope that they are going in the right direction.

ENGINEERING SERVICES
The recommendations of Engineering Services are contained in the prior-to conditions noted in
Appendix A attached to this report.
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CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)
Due to the introduction of building elements that cantilever over park property, staff are concerned
that undesirable activities may occur on these spaces. During school operation hours, it is understood
that Vancouver School Board staff will be present to survey these spaces to their proper use. During
night-time hours, however, when no Vancouver School Board staff are present, these spaces should not
present the easy opportunity for crime or other undesireable activities to occur. As such, CPTED
Standard Condition A.1.13 requires continuous night-lighting to be provided as a deterrent for crime
while also enhancing the surveyabiliy of these public spaces.
SOCIAL PLANNING
There is an extreme shortage of licensed childcare in the downtown peninsula, including spaces for
school-age children. The International Village School’s proposed catchment area has seen extraordinary
population growth from 2006 to 2011. In particular, between 2006 and 2011, the percentage of very
young children (under 5 years old) living in the area was on par with downtown. This suggests the
neighbourhood is becoming more attractive to young families.
Two multipurpose rooms are proposed on the ground floor of this project, with the potential to deliver
a total of 60 spaces of school-age care. The proposal includes multipurpose room 1 (MP1) with a net
activity area of 1980 sq. ft., and a second multipurpose room (MP2) with a net activity area of 1154 sq.
ft., each with potential capacity for a 30 space school age care program.
The proposed MP2 is attached to the school, and situated adjacent to the pre-existing childcare centre
on site. Responding in part to the strong community support for school-age care and family programs
received at the 2009 public open houses for the Northeast False Creek public benefits strategy, and in
the 2012 Community Workshop held to gather feedback for ideas to program a community space on the
school site, this multipurpose room will be used primarily for licensed school-age care, and will have
enhanced potential to function as a space for community use during and after school hours (e.g.
parenting programs, health clinics, etc.). The proposed space has a separate exterior entrance, and
has the potential to be locked off from the rest of the school in order to function independently
outside of school hours and on weekends. Without City capital, this 30 space school age care program
and multipurpose / community use space will not be built. The City’s share of project costs are not yet
confirmed but will include fit and finish of MP1 and the full costs to construct MP2. Project funding
approval and timing will be brought forward as part of the Capital Plan and Budget processes. Prior to
issuance of a building permit for the school, including MP2, the proposed partnership between the City
and Vancouver School Board will be detailed in signed joint agreements for the funding and operation
of this space (See Standard Conditions A.1.14 and A.1.15).
The provision of school-age care in this school helps to facilitate healthy child development in
downtown Vancouver. These new spaces align with the mandate of the Joint Childcare Council to plan
for and develop childcare on public lands, and to promote the joint use of space for a range of early
care and learning opportunities. The proposed new school-age spaces will also count towards Council’s
target to create new childcare spaces between 2012-2014.
Further design development of the multipurpose rooms is required to ensure they are appropriate for
licensed school age care use, in accordance with the Guideline for Shared Multipurpose Space for Out
of School Care in Vancouver Board of Education (VBE) Schools (2012), and to the satisfaction of the
Director of Social Development, Director of Facilities and Community Care Facilities Licensing (See
Standard Condition A.1.16).
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PARK BOARD
The Park Board supports this application as it has the potential to create an active community hub that
will become a social and cultural focus for the neighbourhood. The school will have its main entrance
off the park, and the area immediately adjacent will be used as a school recess area, while maintaining
the existing pedestrian circulation.
Park Upgrades:
The Park Board is proposing to improve the children’s play environment in the portion of Andy
Livingstone Park adjacent to the proposed new school. This new play environment will provide diverse
play opportunities, promote active living and provide capacity for both the students of the new school
as well as the surrounding residents. As such, the playground will be completely redesigned to better
accommodate a wider range of ages, abilities and the increased intensity of use. The new design will
feature separate play zones targeted for pre-school and school-age children, comfortable seating and
overlook areas for parents and caregivers will also be integrated. Improved accessibility in the
playground will be addressed as well as the need for additional shade trees. The playground will
feature high quality equipment that meets current CSA standards as well as custom and nature play
elements that will create a unique play destination. Connections through the playground to the new
school will be designed to minimize conflicts with other park users.
In 2012 a small playground, approximately 80 m to the east of the proposed playground renewal, was
removed to facilitate the creation an off leash dog area. This new destination playground will fully
address this loss as well as the increasing demand for children’s amenities in the downtown area.
Andy Livingstone Park has contaminated soils that have been capped with an impermeable membrane.
The playground design and construction contingency will reflect this site condition.
Project funding must be secured to undertake the design work and park improvements so that the
project can be scheduled for completion with the school opening. Project funding approval and timing
will be brought forward as part of the Capital Plan and Budget processes.
Monitoring & Lighting:
There is a significant amount of monitoring required in this downtown park. The use of new rubberized
resilient surfacing in the playground fall zone (as opposed to bark mulch or sand) will facilitate the
easy removal of dangerous litter. The Park Board has committed to maintain the park including the
removal of dangerous litter. A review of lighting in adjacent park areas will be considered to assess
visibility and security. The Vancouver School Board has committed to provide extra monitors to ensure
child safety during recess and before and after school.
As the school will cantilever out over the park by 5 m from the property line for the length of the
façade, the Park Board requires a condition that design development discourage unwanted activities
outside of school hours (See Standard Condition A.1.13). Ultimately, staff consider the overhang to be
a small intrusion into a large park, outweighed by the positive impacts of creating the community hub
and bringing more life to the park.
PROCESSING CENTRE – BUILDING
This Development Application 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 Bylaw 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.
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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.
Further comments regarding Building By-law requirements are contained in Appendix C attached to this
report.
NOTIFICATION
This project has been the subject of considerable public engagement beginning in summer 2012 when
an initial workshop was held with the VSB, City staff and stakeholders to discuss how the public
elements of the proposed school could be designed to meet community use objectives. As the project
design and technical details advanced, the VSB has met with the Strata Council for the Firenze project
and also presented the project to the False Creek Residents Association (FCRA) and the Northeast False
Creek Joint Working Group in the spring of 2013. A Public Information Meeting was held on July 16,
2013 and was generally well received (summary provided in Appendix G). The project was reviewed
and supported by the Park Board at their July 22, 2013 meeting (Appendix H).
On February 7, 2014, 1893 notification postcards were sent to neighbouring property owners advising
them of the application, and offering additional information on the city’s website. Forty-five emails
were sent to organizations and individuals that have requested to be added to a mailing list for the
Northeast False Creek Joint Working Group.
There have been six responses received, the comments are summarized below:
•
•
•
•
•
•
•
•

In favour of a new elementary school being built.
The design is innovative and location near parks and a sports field is appropriate.
Concern about the safety of school pick-up and drop-off on Expo Boulevard. Suggest a higher
number of pick-up and drop-off areas adjacent to the school.
Concern that 28 parking spaces for the school use is too high and fosters the use of cars to get
to work.
The Firenze strata does not recognize the 28 parking spaces shown as allocated to the
Vancouver School Board proposal for the International Village Elementary School.
The Firenze strata expected the school above the existing childcare.
The Firenze strata considers proposed structural work to be outside the rights granted by the
developer and cannot permit any alterations to the existing parking facility over the strata’s
common property.
Concern that the portion of the school projecting over Andy Livingstone Park will result in the
removal of trees and affect the existing pedestrian path.

Staff Response:
The development is well-serviced by transit and cycling facilities. It is expected however that some
parents will drive their children to school. Staff agree with the Transportation Impact Study that
identifies the parking on the north side of Expo Boulevard as pick-up and drop-off for the school
however not as exclusive use. As such, removal of the current parking meters is not supported. The
metered parking within a one-block radius of the school is in effect between the hours of 9 am to 10
pm and is currently under-utilized during anticipated drop-off and pick-up hours.
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The parking proposed in this application is consistent with minimum requirements for elementary
schools and is consistent in the locations and numbers identified in previous development applications
(See Appendix I). If, over time, less parking is required for staff parking, the applicant may choose to
repurpose the parking to drop-off parking for parents. –
While the CD-1 By-Law and Design Guideline offer general direction on the location of the school
(within sub-area 5), explicit direction for the school to be located directly above the daycare does not
exist. Since the entire site area of this CD-1 by-law would be developed in sequential phases, other
components have been constructed well before the construction of the school. With the construction
of the daycare, a portion of sub-area 5 was left undeveloped as a formal place-marking for the future
school, resulting in an open undeveloped sub-lot on the property, visually-implying the future location
of the school as being located due south of the daycare. Any perception by members of the Firenze
strata that the future school would be located directly on top of the daycare is unfortunate, but not
substantiated by the By-law and Design Guidelines, or the visual appearance of the site itself.
Any structural work to the underground parkade that may be required will likely require an agreement
between the Firenze strata and the Vancouver School Board. This legal requirement, however is
considered by staff to be outside the primary scope of this Development Permit Application, which is to
ensure the conformance of the project to Council-adopted policies, By-Laws and guidelines.
The existing pedestrian circulation will be maintained in the area of Andy Livingstone Park immediately
adjacent to the school. There would be five trees removed under the cantilever; however the proposal
includes new tree planting on the roof gardens as well as street tree planting along Expo Boulevard.
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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.
A.1

Standard Conditions

A.1.1

consideration to provide a direct pedestrian access from the staff parking area to level 2
of the proposed school;
Note to Applicant: As proposed, access to the school from the parking spaces would involve a
highly circuitous route through two levels of the parking garage. The applicant should consider
providing a direct access from the level 2 parking area if it is physically possible.

A.1.2

provision of large-scale detail drawings of the proposed exterior building elements, including
the proposed cladding and sun-shading devices;
Note to Applicant: The proposed exterior cladding finishes are considered highly appropriate
to the downtown context of this neighbourhood. As such, they should be further elaborated to
demonstrate further demonstrate their compatibility with the surrounding built-forms.

A.1.3

provision of large-scale detailed drawings of the landscaped roof gardens on Levels 3 and 4,
including the glazed guardrails, and all other outdoor play area design elements;
Note to Applicant: The proposed landscaped outdoor roof spaces are considered important to
the overall design of this downtown school where there are proximate adjacencies with private
residential uses. As such, the proposed glass partitions and roof landscaping treatments are
critical in maintaining a high level of livability for the private residences with respect to visual
and aural amenity.

A.1.4

provision of two additional disability parking spaces;
Note to Applicant: The required number of disability parking spaces is three as required under
Section 4.8.4 (Required Disability Parking Spaces) of the Parking By-law. Although the Project
Data indicates two disability parking spaces are provided, the existing Level 02 parking plan
(DP 14) identifies only one disability parking space. Add wheel stops to parking spaces that are
perpendicular to the side of adjacent parking spaces.

A.1.5

clarification of the number of Class B bicycle parking spaces provided;
Note to Applicant: Level 01 floor plan south (DP 11) needs to be reconciled with the landscape
plan (L1.1) showing the correct number of Class B bicycle parking spaces on both plans.

A.1.6

addition of perimeter dimensions on all floor plans, including setbacks and encroachments of
the building from the property lines, and City building grades on the site plan and Level 01
floor plan south;

A.1.7

provision of updated gross floor areas in the Project Data to match the FSR plans;

A.1.8

deletion of all references to the proposed signage located at the southeast corner, or notation
on plans stating: “All signage are 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[s] assumes responsibility to achieve compliance with the Sign By-law and obtain the
required sign permits.”;
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Note to Applicant: The Sign By-law Coordinator should be contacted at 604.871.6714 for
further information.
Standard Landscape Conditions
A.1.9

coordination of street trees with the Engineering Department and Park Board
ultimate street tree types and locations;

to

determine

Note to Applicant: This can be achieved by contacting the respective City departments and
obtaining final tree specifications for the new trees and locations for relocating the existing
street trees which are proposed for removal. The new street trees should appear on the Plant
List with all pertinent information and the following note: “Final location, quantity, tree
species to the satisfaction of the General Manager of Engineering. Contact Eileen Curran at
604.871.6131 to confirm planting location. New tree must be of good standard, minimum 6 cm
calliper and installed with approved root barriers, tree guards and appropriate soil. Root
barriers shall be 8 feet long and 18 inches deep. Planting depth of root ball must be below
sidewalk grade. New street trees to be confirmed prior to issuance of the building permit. Call
Cabot Lyford at Park Board at 311 for tree species selection and planting requirements. Park
Board to inspect and approve after tree planting completion” ( See also Standard
Condition A.2.3).
A.1.10 provision of additional information on larger-scale (1/4”=1’ or metric equivalent) landscape
sections and architectural sections, coordinated to demonstrate adequate soil depth by
showing dimensions, notations and accurately sized tree rootballs;
A.1.11 provision of complete details at a larger (1/2”=1’) scale for all landscape elements, including
science boxes, benches, seatwalls, log bridge and play furnishings, etc., as well as all
streetscape elements;
A.1.12 provision of a Landscape Lighting Plan, including details, key and locations of existing light
poles;
Crime Prevention Through Environmental Design (CPTED)
A.1.13 design development to discourage the possibility of undesirable activities underneath the
proposed building portions that cantilever over the park, by providing continuous night lighting
to these public spaces;
Note to Applicant: The lighting should be bright enough to render this public space easily
surveyable during night-time hours.
Social Infrastructure
A.1.14 submission, prior to issuance of a development permit, of a signed Letter of Understanding to
the satisfaction of the Managing Director of Social Development and the Managing
Director of Facilities;
A.1.15 submission, prior to issuance of a building permit for the school, including multipurpose room
2, of signed Funding and Operating Agreements, to the satisfaction of the Managing Director of
Social Development and the Managing Director of Facilities;
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A.1.16 design development of the two multipurpose rooms, licensable for school-age childcare, to the
satisfaction of the Director of Social Development, to include the following:
•

a table of areas for multipurpose rooms 1 and 2;

•

a security plan for multipurpose rooms 1 and 2 to ensure that school-age care programs are
licensable by Vancouver Coastal Health Community Care Facility Licensing;
Note to Applicant: Licensing will require local alarm chimes for the door. Intruder alarm spec
should include a local alarm chime function.

•

dutch doors in the doorway to the café-kitchen instead of a solid door in multipurpose room 1;

•

a location for a computer and telephone, including phone and data hookups in multipurpose
room 1;
Note to Applicant: Consider locating a computer/telephone by the south wall.

•

a small sign-in counter and a long art sink counter, separated by a partition, with upper and
lower cabinets for art storage in multipurpose room 1;
Note to Applicant: Include a backsplash behind the art sink, and whiteboard on wall behind
sign-in counter.

•

millwork for a staff counter and a 3 ft. lockable filing cabinet in multipurpose room 1;
Note to Applicant: Consider locating the staff counter and cabinet in the “City Storage Room.”

•

more dedicated storage in multipurpose room 2, as per the Vancouver School Board-City Design
Guidelines for School age care;
Note to Applicant: Consider increasing the amount of storage cupboards along the window.
The proposal currently includes 7.5 m2 of storage per childcare space. Design guidelines for
school-age care programs in shared multipurpose spaces in Schools set a minimum storage
quota of 15 m2 per childcare space.

•

a sign-in counter by the door in multipurpose room 2 connecting multipurpose room 2 to the
school;

•

a more robust kitchenette in multipurpose room 2, with the addition of a kitchen island that is
accessible on one side to the children, and a domestic stove;

•

deletion of the dishwasher in the kitchenette in multipurpose room 2;

•

a location for a computer and telephone in multipurpose room 2; and

A.1.17 design development of the parking area to relocate the daycare bike parking to the space
directly adjacent to the entrance in the parking garage.
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A.2

Standard Engineering Conditions

A.2.1

arrangements to be made, as may be determined necessary by the Director of Real Estate
Services and Director of Legal Services, for the transfer of Airspace Parcel 1 False Creek Air
Space Plan BCP29637 to the Vancouver School Board and the lease back to the City of the
Daycare Facility on said Airspace Parcel 1;

A.2.2

arrangements to be made, as may be determined necessary by the Director of Real Estate
Services and Director of Legal Services, to secure tenure and access over the Park (Lot 195
False Creek Plan 23011), in favour of the owner of Airspace Parcel 1 False Creek Air Space Plan
BCP29637, to enable the use of the Park for i) the building projections, ii) pedestrian access to
and from the School and Daycare facility, iii) surface treatments within the Park, iv) a no-build
spatial separation area adjacent to the building projections to enable compliance with the
VBBL;

A.2.3

delete references to removal of existing street trees on Expo Blvd. Existing trees are to remain
as-is and infill street trees are to be supplied where space permits including adjustment and
reconstruction of the sidewalk to accommodate new infill trees (See Condition A.1.9);

A.2.4

provision of written confirmation from residential tower owners that they are agreeable to
sharing the existing residential garbage room with the school and confirmation that there is
adequate space within the existing room for both uses;
Note to Applicant: Please reference the City’s garbage and recycling supplement and provide
details of bins, toters and or compactors as needed, indicating that the current room can
accommodate all containers and adequate access to use them;

A.2.5

delete reference to “future school drop off zone” from site plan (DP-07);

A.2.6

relocate the new columns to be 1.2 m or less from the end of the stalls or provide additional
stall width;
Note to Applicant: This applies to stalls 13-23 on P2 and stalls 11-20 on P1.

A.2.7

provision of 100 covered Class B bicycle parking for students;
Note to Applicant: Engineering acknowledges that the required 26 Class B bicycle spaces are
being provided but is seeking additional Class B spaces for the 510 students of the school.
Given the close proximity to numerous existing bikeways, and to achieve Transportation Plan
mode share targets, Engineering recommends increasing the number of Class B spaces from 26
(5% mode share) to 100 (20% mode share). Coordination with the Parks Board may be required
should the immediately adjacent park be proposed to locate some of the 100 covered Class B
spaces.

A.2.8

provision of an annual limited Traffic Management Plan update for 3 years post occupancy
outlining the following:

•
•
•

travel mode survey for the entire school students and staff with a minimum 90% response rate;
current and future TDM measures being implemented at the school;
is the school meeting the previously set travel mode targets and to set new targets for the
future;
include any neighbourhood concerns regarding the school traffic;
submit a copy of the limited TMP to the School Liaison at the City of Vancouver for review;
designate a TMP administrator at the school that will be responsible for conducting the mode
surveys, dealing with traffic concerns around the school and implementing the TDM measures;

•
•
•
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development of an Active and Safe Transportation Plan with a Best Routes to School Plan in
conjunction with their TMP. Both plans would be in accordance with the Green Communities
Canada Active and Safe Transportation Planning Program and Best Routes to School Program;
develop an internal Traffic Management Plan brochure that can be posted and distributed to all
parents;
review of the pick-up/drop-off and on-street parking supply and demand;
provision of funding for the installation of School zone signage on Expo Boulevard; and

A.2.10 clarify access routes to the school from the proposed parking spaces.
Note to Applicant: Routes should not require pedestrians to travel down the steep vehicular
access ramps to get between the spaces and the school. Pedestrian access to the school that is
safe and as convenient as possible should be provided from the parking spaces.
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B.1

Standard Notes to Applicant

B.1.1

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 March 12, 2014. Further, confirmation that these comments have
been acknowledged and understood, is required to be submitted in writing as part of the
“prior-to” response.

B.1.2

It should be noted that if condition 1.0 have not been complied with on or before October 7,
2014 this Development Application shall be deemed to be refused, unless the date for
compliance is first extended by the Director of Planning.

B.1.3

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

B.1.4

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 appointment should be made with the Project Facilitator when the
revised drawings are ready for submission.

B.1.5

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

B.1.6

This approval does not in any way constitute a representation or warranty that the necessary
approval of the form of development of the rezoning will be granted by Council. All
proceedings by the applicant prior to action by Council are therefore at his/her own risk.

B.2

Conditions of Development Permit:

B.2.1

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.

B.2.2

All landscaping and treatment 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.

B.2.3

All approved street trees shall be planted in accordance with the approved drawings within six
(6) months of the date of issuance of any required occupancy permit, or any use or occupancy
of the proposed development not requiring an occupancy permit, and thereafter permanently
maintained in good condition.

B.2.4

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.
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B.2.5

Determination of the final sewer servicing connections is required for the building permit for
the school. Please contact the Sewers design branch to make these arrangements.

B.2.6

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.

55 Expo Boulevard (Complete Application)
DE417537 – Zone CD-1

APPENDIX C
Page 1 of 2

Processing Centre – Building Comments
Processing Centre - Building and Fire Comments
The following comments are based on the architectural drawings by Francl Architecture dated
December 17, 2013 that have been submitted for Development Application DE417537. This is a cursory
review in order to identify issues which do not comply with the 2007 Vancouver Building By-law.
1. * The “annex” of the existing Firenze tower that is to contain the mechanical and electrical
rooms and the teachers’ lounge is to be considered part of the new school building from a
functional and fire and life safety perspective. It shall be separated from the existing
tower by a continuous 2-hour fire separation. It shall be separated both structurally and by
a continuous 2-hour fire separation from the rest of the school structure.
2. * Various legal agreements will be required to address the proposed exiting via the park,
the cantilever overhanging the existing property line, and the spatial separation facing the
park.
3. * An accepted Alternative Solution will be required for the proposed treatment of the new
school as a new building discrete from the existing parkade and Firenze tower.
4. The mechanical and electrical rooms on the ground floor open into the exit/egress corridor
from the gymnasium. A vestibule is required if the corridor is an exit facility.
5. * The north exit stair appears to lead through the entry vestibule for multipurpose room 2.
Appropriate fire separations, travel distances, and consideration for the various user groups
and occupancy schedules of the two spaces will be required.
6. The new exit from the daycare outdoor play area to the park may be exposed to hazard
from the school, specifically multipurpose room 2.
7. Travel distance from the daycare via the exterior play area shall be measured to the new
gate to the park.
8. During after-hours use of multipurpose room 2, the two available egress doors from the
space are not sufficiently remote from one another. Further, they converge at the exterior
gate from the outdoor play area. An additional exit from multipurpose room 2 should be
provided for times when access to exit through the school is not available.
9. The egress doors from multipurpose room 1 and from the Kindergarten area do not appear
to be remote enough to be prudent. Note that the 2014 VBBL is expected to include a
provision requiring two egress doors from a room or suite to be separated by a distance of
at least a third of the diagonal dimension of the room.
10. If multipurpose room 2 provides a required exit from the school, confirmation that the
route through the community-funded space will be available at all times during school
hours.
11. The second-floor corridor leading to the teachers’ lounge exceeds the 6 m limit for deadend corridors.
12. * An Alternative Solution will be required to address the multi-storey interconnected floor
space created by the main stair.
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13. Travel distances via the Outdoor Learning Spaces are to be measured to the north exit stair
via pathways.
14. The egress routes via the Outdoor Learning Spaces to the north exit stair shall be signed
and lit as interior exits.
15. * Occupied roofs shall have means of egress in conformance with 3.3.1.3.(4).
16. All washrooms must be accessible in conformance with 3.8.2.3.(2).
17. Door clearances are required in conformance with 3.3.1.13.(10)(b).
18. An accepted Alternative Solution or generic Alternative Solution to 3.1.5.3.(1) may be
required for the green roof assemblies. The procedure to be followed will vary based on
the date of application and status of acceptance of the 2014 VBBL by Vancouver City
Council.
19. Demonstration of compliance with ASHRAE 90.1-2010 will be required at the Building
Permit stage.
20. Compliance with the 2014 VBBL may be required depending on the date of application.
* Items marked with an asterisk have been identified as serious non-conforming Building By-law
issues.
Written confirmation that the applicant has read and has understood the implications of the above
noted comments is required and shall be submitted as part of the "prior to" response.
The applicant may wish to retain the services of a qualified Building Code consultant in case of
difficulty in comprehending the comments and their potential impact on the proposal. Failure to
address these issues may jeopardize the ability to obtain a Building Permit or delay the issuance of a
Building Permit for the proposal.
Please indicate the address and permit number on the subject of your incoming mails and emails to the
city.

