133

2.5

massing parameters

Introduction and Intent :
The parcel studies contained in this document reflect the goals of the ODP to create a diverse and highly legible urban fabric
clearly defining a public realm network of memorable public places. Comprised of streets, plazas, promenades, parks and the
riverfront, this network reinforces the unique identity of East Fraserlands, encourages walking and contributes to a high level of
liveability.
This document demonstrates the general viability of development in each of the parcels in terms of density, use and access. The
intention of these studies is to provide a general framework giving different architects the opportunity to contribute a higher level
of diversity in the East Fraserlands development.
While the illustrative built form is intended as a demonstration and guide to the further development of each block, there may
be potential to accomplish the key urban design role and meet the guidelines in an alternate form. Consideration may also be
given through the approvals process to modest reallocation of floorspace within a Precinct. Of primary concern to considering
variations in massing and floorspace allocation, will be ensuring that key urban design objectives are met, and that the scale and
definition of the streets and public spaces is not diminished by the changes.
Net Floorspace/ FSR
Building areas have been calculated based on the net floorspace (FSR) indicated by the solid line at the perimeter of building plans.
There are no exclusions accounted for in these areas, and the plans are deliberately simple, with minimal articulation to provide an
easily understood base case. The simplified building footprints have been set with sufficient room in the parcel to accommodate
additional building mass generated by exclusions.
While the plans are illustrated simply, a high level of architectural articulation is sought, and the three-dimensional massing
illustrations begin to demonstrate how further design development might see the building form evolve.
In the following massing parameters, the dotted line illustrates possible articulation of the gross floor area.

EFL
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Building Setbacks and Streetwall Envelopes
Setbacks, indicated by a dashed red line, establish the frontages for the public realm and set the extent for building projections.
Simple building footprints are illustrated with a 1m space between the building and the setback. This space is called the streetwall
envelope. The streetwall envelope provides for design flexibility to ensure a richly diverse development, a means to achieve the
spatial qualities anticipated for the public realm, and room to accommodate additional building mass generated by areas excluded
from floorspace calculations.

TOWNHOUSES

Envelopes have not been defined for the interior faces of blocks, as there is greater room for flexibility in building placement
and massing in these locations, and the interior block faces do not for the most part affect or define the spatial quality of the
public realm. The mid-block open spaces are an important aspect of EFL’s urban fabric and although building configurations
demonstrated in the development parcels are expected to evolve in design development , the general approach to open spaces is
strongly encouraged. It is anticipated that the building depths illustrated will expand and courtyard widths will decrease somewhat
to accommodate articulation and additional building mass generated by areas excluded from floorspace calculations.
Projections into Streetwall Envelope:
Projections of interior floor areas into the streetwall envelope are limited to 50% of the building frontage (not including outdoor
balconies, architectural elements, solar shading devices, and other similar features). At retail frontages, this area is intended to
allow for merchandise displays and seating areas, contributing to generous sidewalk widths. Building projections such as bays that
contribute to display and enrich the pedestrian experience of the retail frontage may be allowed provided they occupy no more
than 50% of the streetwall envelope area.
Projections into Setback:
Consideration may be given to extending outdoor balconies into the setback provided the spatial qualities of the public realm, the
amenity and useability of street gardens (including solar access and rain exposure), and the amenable relationship of dwelling to
street are maintained.

PLAN
• Plans: Townhouses are intended to have a high degree of articulation. For
most of the units, a streetwall envelope of 1m is set for the front of the unit
while more flexibility is anticipated at the rear of the unit where projections
and recesses may be introduced to optimize outdoor use.

Statutory R.O.W.:
The lanes, mews, pedestrian paths and breezeways that create breaks through building frontages are an important part of the finegrained pedestrian network that facilitates movement through blocks. Key connections are indicated with public r.o.w., for which
the precise width and location will be determined at development permit.
Maximum Height and Rooftop Access and Articulation
The general height for all building types assumes a floor-to-floor height of generally 3m (10’) for residential and 3.8m (12’-6”) for
office except ground floor. To encourage a high degree of articulation at tops of buildings, and to facilitate roof-top access and
use for residents, projections above this will be allowed up to a maximum height of an additional 3m “articulation zone”. These
projections will be limited in a building to no more than 40% of floor area below. Partial development associated with roof
top access at this level will not be considered as a storey for purposes of the CD-1 by-law. If the height of the projection for a
residential floor exceeds 4.3 meters (14’) the floor area of the projection must be included in the building area. Section 10 of
the General Regulations of the City of Vancouver Zoning and Development By-law addresses projections beyond this maximum
height.
Note: A maximum height calculated from the base surface has been established for each parcel. Refer to the CD-1 by-law for
details.
Low and Mid-rise Massing Flexibility
While tower heights and numbers of storeys specified for towers are maximums, consideration may be given to additional height
and additional one or two storeys in low and midrise massing. Consideration may also be given to additional mid-rise massing up
to nine storeys in association with towers, and the provision of secondary small floorplate buildings up to 10 storeys, such as that
in parcel 31.

SECTION - 3 and 4 STOREYS
• Sections: Floor-to-floor heights in townhouses are generally 3m (10’) with
the exception of the ground and uppermost floors which vary. Similar to the
tower and mid-rise buildings, a net height provides the general height whereas
certain appurtenance are anticipated for areas and increased articulation. Refer
to note on “Maximum Height”.

Refer to section C, “Character and Expression” for further information regarding massing and articulation of different building
typologies.
SCALE 1:500

building massing
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LOW AND MID-RISE BUILDINGS
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SECTIONS:
PLAN:

RESIDENTIAL

TYPICAL FLOOR PLAN (PARTIAL)

• Plans: Generally, the streetwall envelope is established at
1m beyond the net floorspace for commercial and public
frontages to ensure a well-defined public realm. The plan
diagram demonstrates how projections to and recesses
from the net floorspace can be accommodated within the
envelope (dashed line) at the public frontage.
Note : The net floorspace for low and mid-rise buildings is
generally indicated as 18m to 20m in width.

• Sections: Low-rise buildings are up to 4 storeys in height; mid-rise
buildings range from 5 to 6 storeys, and floor-to-floor heights vary
depending on the use (refer to diagrams). For instance, it is intended
that commercial uses at grade have generous floor-to-floor heights,
appropriate to the public nature of this frontage. Residential uses
at grade would make use of overheight space for lobbies but would
generally follow the average residential floor-to-floor height of 3m.
Middle storeys are indicated as 3m for residential and 3.81m for office
use to allow for servicing requirements. At top floors, where a high
degree of articulation is encouraged, heights are expected to vary,
allowing for an additional 3m to achieve this.

MIXED USE

* Note: Intent for this 1M space at grade is to allow for tables
and chairs as well as merchant displays. Projection of built
form is limited to 50% of the frontage.

• In general, recessing of floors above four storeys from the streetwall
should be considered.
Note: At the Community Centre and the Mill Buildings, roof forms
are intended to demonstrate a distinctive shape expressing the unique
nature of these buildings. A “possible roof form” is indicated in the
sections for these buildings. (Refer to development parcels 31 and
32)
COMMERCIAL OFFICE
SCALE 1:500
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TOWERS

• Plans: Examples of upper and lower
floor plans for two towers are provided
to demonstrate possible articulation and
the intent for reducing tower mass at
upper levels.
• Sections: Towers in EFL are generally
integrated into a lower mid-rise building
base. Massing for towers is anticipated
to have a high degree of articulation with
a reduction of mass at the upper levels.
To achieve this, tower design should
take the following vertical zones into
consideration:
• Streetwall zone - up to 6 storeys
The tower is integrated into the
mid-rise building streetwall, generally
following mid-rise massing parameters.
(Note: This does not preclude some
legibility of the tower in this zone.)
• Transition zone - from streetwall up to
9 storeys.
There is flexibility in this transition zone
for a variety of massing approaches:
Extended mid-rise base; Simple low,
mid-rise base or small secondary tower
element.
• Tower zone - 10th floor and higher
Reduced floorplates create a slimmer
tower profile at upper levels and
articulation of top floors provides
architectural interest and a distinctive
identity.
Floor-to-floor heights for towers are
generally indicated as 3m for typical floors.
However, as in mid-rise buildings at ground
floor and penthouse levels, a range is
provided. At grade, this increased height
is intended to encourage higher entry
lobbies and easier integration with retail
at the base. At the top floor, screening
of the mechanical penthouse and a more
interesting architectural expression is the
aim.
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