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EXECUTIVE SUMMARY

e Proposal: To develop an eight storey multiple dwelling unit building containing 20 dwelling units
over one level of underground parking having vehicular access from the lane, and also requesting an
increase in the Floor Space Ratio using a Heritage Density Transfer from a donor site at 163 West
Hastings Street (providing 306 m?).

See Appendix A Standard Conditions
Appendix B Standard Notes and Conditions of Development Permit
Appendix C Plans and Elevations
Appendix D Applicant’s Design Rationale
Appendix E Adjacent Site Feasibility
Appendix F Heritage Density Transfer Letter A

e Issues: No significant issues

e Urban Design Panel: Support
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION: APPROVE

THAT the Board APPROVE Development Application No. DE417504 submitted, the plans and information
forming a part thereof, thereby permitting the development of an eight storey multiple dwelling unit
building containing 20 dwelling units over one level of underground parking having vehicle access from
the lane, and also requesting an increase in the Floor Space Ratio using a Heritage Density Transfer
from donor a site at 163 West Hastings Street (providing 306 m?), 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 design development to improve the material expression of the eight storey wall, east

property line and podium level walls, side and rear property line;

Note to Applicant: The exposed wall on the east property line at 23.8 m (78 ft.) in height
will be highly visible from the street and points east of the site. While the selected
masonry unit is of high quality and finish, consider an additional layer of texture
potentially found in varied bonding patterns.

1.2 design development to improve the pedestrian scale at the lane and improve visual interest

for neighboring residential development to the north;

Note to Applicant: Though the planting strip/swedish poplars along the north property
line, moderate the scale of the parking structure. Consider reducing the perceived wall
height with the introduction of a tempered glass guard. Transparent and consistent with
other guard treatments, this effort may contribute to the visual interest found in sharing a
view of the landscaped courtyard behind with neighbouring residential to the north.

1.3 design development to improve livability by the provision of the following:

e introduce a planting screen to avert overlook at the common access courtyard entry and
Unit F Patio/Dining and Bedroom beyond;

Note to Applicant: Consider reorienting Unit F patio stair access to the courtyard to
achieve a planting strip at the common courtyard entrance.

e introduce a planting screen to avert overlook at the building lobby entry and bedroom
Unit E;

Note to Applicant: Consider a planting screen against the angled building face from entry
to top of stair Gridline D to enhance bedroom privacy;

1.4 design development of enclosed balconies to conform with the City of Vancouver bulletin

Balcony Enclosure for New Buildings; and

Note to Applicant: Balcony enclosures should be designed to be distinct but integrated
within the overall architecture of the building.

1.5 clarification of the proposed sustainable features on the drawings.

Note to Applicant: The intent is to define on the final approved permit drawings those
features referred to on the LEEDT checklist to attain minimum Silver level or equivalency.
Consideration to include providing; a cistern, water efficient landscaping, additional solar
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shading panels, heat recovery systems and energy modeling studies prior to further design
development.

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

3.0 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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e Technical Analysis:
PERMITTED (MAXIMUM) REQUIRED PROPOSED
Site Size 30.48 m x 33.50 m
Site Area 1021 m?
Floor Area® | Outright: 1021 m? 3474 m?
Conditional: 3063 m?
10% H.D.T.: 3369 m?
FSR! Outright: 1.0 3.40
Conditional: 3.0
10% H.D.T.: 3.3
Balconies® 270 m? Open 154 m?
Enclosed 98 m?
Total (Open + Enclosed) 252 m?
Height® Outright: 9.2m Top of Slab 26.19 m
Top of Parapet 26.49 m
Conditional: Top of Guard 27.50 m
Discretionary to D.P.B. Top of Elevator/Stair 27.29 m
Rear Yard 45m 4.5m
Parking* Residential: 29 Standard 20
Disability Spaces: 1 Disability 1
Lift(s) 19
Total 40 spaces
*41 Spaces (Including Disability
Bonus)
Bicycle ClassA  Class B Class A Class B
Parking 25 6 25 0
Horizontal 50°/78.7 ft. or 2 angles | -relaxation of habitable rooms
Angle of with sum of 70°/78.7 ft. facing Courtyard to 3.7 m;
Daylight®
Use® Multiple Dwelling
Unit Type Two-bedroom: 1
Three-bedroom: 19
Total: 20

! Note on Floor Area/FSR: As per Section 4.7.1- Floor Space Ratio of the C-3A District Schedule, the
Development Permit Board may permit an increase to the maximum floor space ratio to any figure up
to and including 3.00. Under Section 4.7.5 an additional 10 percent heritage density transfer [noted
as H.D.T. in Technical Table above - maximum 3.3 FSR or 3369 m?] may be considered by the
Development Permit Board. See discussion on Page 9. Standard Condition A.1.1 seeks compliance (a
reduction of 105 m?) with Section 4.7.1 - Floor Space Ratio of the C-3A District Schedule of the
Zoning and Development Bylaw.

Note on Balconies: Enclosed Balconies on the first floor do not meet the Enclosed Balcony guidelines

and therefore will be include in the computation of FSR. Standard Condition A.1.1 seeks compliance
(a reduction of 105 m?) with Section 4.7.1 - Floor Space Ratio of the C-3A District Schedule of the
Zoning and Development Bylaw.
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3 Note on Height: The height of the building is above the maximum permitted in the C-3A District
Schedule. The Development Permit Board may permit an increase in the maximum height of a
building with respect to any development as per Section 4.3.2 of the C-3A District Schedule. Top of
guard is considered to be the overall height of the building.

Note on Parking: Provision of lifts is necessary to meet the minimum required parking. Standard
Condition A.2.4 seeks a letter confirming that the lifts will be in good repair. Standard Condition
A.2.5 requires that lifts be designed to be independently accessed.

®> Note on Horizontal Angle of Daylight: Pursuant to Section 5.2 of the C-3A District Schedule - The
Development Permit Board or the Director of Planning, as the case may be, may relax the horizontal
angle of daylight requirement of Section 4.10.1, having regard to the livability of the resulting
dwelling units and providing that a minimum distance of 3.7 m of unobstructed view is maintained.
Staff recommend approval of relaxing the horizontal angle of daylight to provide a minimum distance
of 3.7 m of unobstructed views to the courtyard.

® Note on Use: Staff recommend the site is suitable for Multiple Dwelling Use. See discussion on Page
9.
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Guideline Analysis- Central Broadway C-3A Urban Design Guidelines (Burrard Slopes Sub-Area)

and Site Length

4.4-6
Yard Setbacks

4.9 Off-Street
Parking

5.4 Balconies

5.5 Exterior
Walls &
Finishing

6.2 Amenity
Areas

site frontage is not sufficient to qualify as a tower
site for buildings higher than 22 m (72 ft.)

Mid-rise building between 12 m (40 ft.) and 22 m
(72 ft.) should occupy no more than 60% of the
street frontage. Up to 40 ft. as much frontage as
desired. New developments should respect scale of
older adjacent developments.

Front yard 3.6 m (12 ft.) min. required

Side yard: none required

Rear yard: 3.1 m (10 ft.) min./7.6 m (25 ft.) from
CL of lane

Parking should be underground.

Each unit to have access to private open space min.
4.5 m? (49 sq. ft.)/min. depth of 2 m (6.5 ft.)

Differentiate low rise from mid & upper massing.
Provide pedestrian scale near grade with well
detailed material & form to enhance interest as
seen from street, including at the lane edge. Avoid
high blank walls.

Provide indoor common
connections to the outside

amenity area with

SECTION RECOMMENDED PROPOSED
2.4 Views Public View Cones Site is not affected by View Cones.
Private Views View analysis suggests private view loss is not
significant at mid and higher heights. See
discussion page 10.
2.6 Light & Minimizing shadowing on open space & ensuring | ‘Flow through’ planning front to back optimizes
Ventilation good livability. daylighting and ventilation potential for each unit.
All units have multiple orientations. The common
access courtyard is well sited for mid-day and
afternoon sun. See discussion page 10.
2.7 Weather Entries to have weather protection. Mitigate | Complies.
downward wind drafts at grade.
2.9 Privacy As it relates to livability, consider unit orientation, | Proximity of Unit ‘F* BR/Dining to common access
window placement, screening & proximity to street. | courtyard circulation. See discussion on page 10
and Condition 1.3.
2.10 Safety Secure parking & pedestrian paths & activities at | Complies.
grade. Ensure good lighting.
4.3 - Height As a mid-block site of less than 38 m (125 ft.) the | Complies. Some extra height is supported because

of sloping grades and for architectural emphasis.
See discussion on Height, page 9.

Complies.

3.6 m mean provided.
Complies
Complies 7.6 m from CL of lane provided

1 level below grade provided. Number of stalls
supplemented by car lifts. Parking entry is off the
lane

Balconies exceed min. area but less than min.
depth. Staff considers this acceptable. See
discussion on Livability, page 10.

Staff recommended improvement be made to the
blank wall on the east elevation. See discussion on
Material Treatment and Expression, page 10 and
Condition 1.1

No indoor common amenity space has been
provided. Given the generous size of the units
staff consider this acceptable. See Discussion on
Livability page 10.
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e Legal Description e History of Application:
Lot: A 1312 12 Complete DE submitted
Block: 310 14 02 12 Urban Design Panel
District Lot: 526 14 03 12 Development Permit Staff Committee
Plan: EPP21009
Previous Application:
12 03 12 Complete DE submitted
12 05 23 Urban Design Panel
12 06 20 Development Permit Staff Committee
12 07 03 Development Permit Board

12 09 27

Development Permit Issued

e Site: The site is located mid-block on the north side of the 1500 Block of West 8" Avenue. The lot
frontage is 30.48 m (100 ft.) and lot depth is 33.5 m (109.91 ft.). The site slopes down to the north
approximately 3.4 m (10 ft.) along the east property line and 2.4 m (8 ft.) along the west property line
with a cross fall slope down east to west along West 8™ Avenue. At present, the site use is low rise

commercial.

e Context: Adjacent to the east and west of the subject site are aging low rise commercial structures.
To the south is a recent high density residential development, in low, mid-rise and tower forms. Across
the lane within proximity to the site is a residential tower. Recent development in the area is
predominately residential. Significant adjacent development includes:

(a) Fircrest Gardens: 1633 West 8" Avenue - 12 storey residential building
(b) Italia: 1616 West 7" Avenue - 11 storey residential building (future)

(c) 1587 West 8™ Avenue, 3 storey commercial building

(d) Terraces on 7™: 1570 West 7™ Ave, 11 storey residential building

(e) 1525 West 8" Avenue, 2 storey commercial building

(f) Pintura: 1530 West 8" Avenue, 10 storey residential building
(9) Manhattan West: 1590 West 8" Avenue/1595 West Broadway, 17 storey mixed use building
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e Background: The mid-block location and site size precludes a tower form of development, that
being higher than 22 m (72 ft.). During the enquiry stage staff summarized policy objectives to
recommend ground oriented residential at grade and a building sited to achieve a neighbourly
relationship. Emphasis was given to the potential form of development on adjacent sites. Staff
requested the applicant test out future development scenarios of the adjacent sites to best understand
optimum building siting (See Adjacent Site Feasibility study, Appendix E). The proximity of the existing
residential tower across the lane was also a concern. Staff would consider some relaxation of the
maximum mid-rise height recommended in the guidelines of 22 m (72 ft.), subject to consideration
given notification response, private view impacts, and policies.

e Applicable By-laws and Guidelines:
e C-3A District Schedule

e Central Broadway C-3A Urban Design Guidelines
e Central Area Plan: Goals and Land Use Policy C-3A - Central Broadway

1. C-3A District Schedule
Use: Residential use is a conditional approval use in the C-3A District.

Density and Height: The outright density permitted is 1.0 FSR with a maximum conditional density of
3.0 FSR in accordance with Section 4.7 of the C-3A District Schedule. A transfer of heritage density
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up to 10 percent of the maximum permitted density is permitted under Section 4.7.5 of the C-3A
District Schedule.

The outright height is 9.2 m (30.2 ft.). The height can be increased to a maximum which is
unspecified in the District Schedule through Section 4.3 of the Zoning and Development By-law.
Increases to density and height may be permitted provided the Development Permit Board first
considers:

e the overall resolution of the building and its effect on the surrounding area, including existing
views;

e the amount of open space, the design and general amenity provided by the proposal;

e traffic, pedestrian amenity and livability of any dwelling uses; and

e submissions of any advisory group, property owner or tenant.

2. Central Broadway C-3A Urban Design Guidelines: Burrard Slopes Sub-area:
In summary, the intent of the Guidelines as they relate to this development, are:

e assist in the creation of an attractive, cohesive, and primarily residential neighbourhood;
e ensure a high standard of livability; and
e integrate existing and future non-residential uses into the neighbourhood.

3. Central Area Plan: Goals and Land Use Policy C-3A - Central Broadway:

e create neighbourhoods outside the Broadway office uptown area where housing is the dominant
use; and

e allow choice of use in limited areas in order to permit a mix of housing and office
development.

e Response to Applicable By-laws and Guidelines:

Use: Residential use meets the guideline objectives to create a predominately multiple dwelling
residential neighbourhood and is consistent with the current pattern of development in Burrard Slopes.

Density: The proposed increase in density from 1.0 FSR to 3.3 is supported for having achieved the
desired urban form, subject to “earning” of these increases according to the C-3A By-law and
Guidelines and with a transfer of heritage density up to 10 percent permitted under Section 4.7.5 of
the C-3A District Schedule.

Height: Height as measured from base surface varies as much as 3.4 m (10 ft.) from West 8" Avenue to
the lane. Height calculated to the roof parapet is 26.49 m (86°-10"). Height calculated to the top of
guard is 27.5 m (90’-27). Staff would consider this height to be acceptable and within the
recommended guideline range of 22 m (72 ft.) given the sloping grade of the site and the proximity of
adjacent taller buildings that are 30.5 m (100 ft.) and higher in height.

The elevator/mechanical penthouse parapet is at a height of 27.29 m (89’-6”). The penthouse
configuration conforms to the prescribed maximum length and area exclusion provisions of Section
10.11 of the Zoning Development By-law. The low overhead elevator profile is a relatively narrow
volume set in a north south orientation. This minimizes surrounding private view impacts and serves as
a key compositional element to the proposed massing. In addition, the elevator penthouse is screened
by an aluminum louvre assembly and rooftop planting.
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Massing: The proposed development meets the intent of the massing and siting requirements outlined
in the Burrard Slopes C-3A Guidelines and is supported by staff for achieving a desirable street wall and
neighbourly fit. The form of development responds to existing and anticipated potential development
east/west of the subject site, where a ten storey and an eight storey tower at either end of the block
face are possible. (See Adjacent Site Feasibility study in Appendix E)

Material Treatment and Expression: The building massing is characterized by the minimalist
composition of a four storey low-rise frame set against that of an eight storey mid-rise frame. Each
cubic form is punctuated by a continuous glazing wall internal to and set back from the surrounding
frame element. Aspect areas of glazing are angled from the perpendicular to differentiate enclosed
balcony areas and express exterior balconies. The introduction of a lightwell, dividing the eight storey
wall plane of the east elevation, allows both daylighting and ventilation opportunities for adjacent
units and relief from the scale of the east wall area. Translucent glass with clerestory above mitigates
the overlook potential between units against the lightwell and will provide a glow of light from within
at evening, further adding visual interest to the east wall surface. The primary cladding material is an
iron-grey glazed brick having an iridescent quality which imparts interest and sheen to exterior walls.
Secondary materials include aluminum glazing system with metal spandrel panels, tempered glass
guards, wood finished balcony/entry soffits, and architectural concrete. The result is a very calm
expression of form and materiality.

Less well resolved is the impact and scale of the concrete building base at the lane. Given the 3.4 m (11
ft.) change in grade between West 8" Avenue and the lane and with the additional guard height
required, the expansive face of the concrete parking structure impacts the lane. Efforts should be made
to improve visual interest and pedestrian scale as experienced from the lane and adjacent residential
development to the north. These concerns are covered under Condition 1.2.

Shadow Studies: Aside from the lane itself, there is no shadowing of the public realm by the proposed
development taken during midday at the equinox. (See Shadow Analysis, Appendix C, page 26) There is
partial shadowing of the western neighbour at 10:00 AM and staff would consider this acceptable,
noting its fall is mostly on surface parking and that possible future redevelopment of the adjacent site
would effectively neutralize these shadow reaches. The shadow line of the higher massing at 12:00 PM
extends onto the neighbouring tower across the lane, however its relatively narrow profile results in
this being of a relatively short duration, as observed in the 2:00 PM reading and staff consider this
acceptable.

View Impacts: There are no public view cones crossing the subject site. In regards to private views,
preserving view amenity where possible is a consideration for all C-3A development. Ideally, the
preferred urban development pattern to enable views and sun access is a staggered checkerboard
fashion, although as further build out in the city occurs, some private view loss may occur, particularly
at the low to mid-rise levels where outright heights within the 9.2 m (30.2 ft.) range would obscure
views.

The higher mid-rise portion of the building is well sited between the two tower forms southward across
the street, enabling good lookouts to the downtown, Burrard Inlet and beyond to the North Shore. Staff
conclude the siting and massing of the building is optimum for view preservation from adjacent
development for mid-rise heights and higher.

Livability: A unique aspect of this application is that all proposed units are large 2 and 3 bedroom units
ranging in size from 120 m? (1290 sq. ft.) to 165 m? (1780 sq. ft.). All units have multiple orientations
and employ flow through planning, front to back, to enhance daylighting and ventilation opportunities.
Private outdoor space, though somewhat less than the depth recommended in the guidelines, exceed
the minimum area requirement and thereby conform to the intent of the guidelines. No common indoor
amenity space has been provided but given the large size of the units and the generous amount of
common access outdoor space (landscaped courtyard), staff consider this to be acceptable. Suggested

10
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minor improvements concern landscape screening and unit proximity to the courtyard access (See
Condition 1.3).

Landscape and Public Realm Treatment: The applicant is proposing a number of landscape features
that significantly improve the overall pedestrian experience and the overlook for adjacent residences
across the lane. At grade, the public realm will feature new street trees, layered planting along the
West 8™ Avenue interface and raised planters at the lane, including a row of narrow trees. Where
utility location is to be determined, care must be taken not to displace or reduce the quality of
landscaping at the front and rear edges. The common landscape feature is a contemplative garden
design with trees and boulders in the raised courtyard on Level 1 facing adjacent residences, framed by
the “L” shaped building. It is sited at the southwest corner of the site to maximize sun exposure.
Further design development will need to occur to improve views to and from the courtyard garden and
for neighbors as a visual amenity (refer to Condition 1.2). At the roof level, there are a number of
private patios with perimeter planter boxes.

e Conclusion:

Staff consider this application to be of a high standard and recommend support of the discretionary
increases in height and density, subject to satisfying the Conditions as identified in this report. The
criteria below afford the performance based 3.0 FSR and a 10 percent (.3) Heritage Density Transfer
completes the proposed 3.3 FSR:

¢ well resolved building that provides high density living in conformance with the C-3A policy
objectives;

e hbuilding massing and expression that provides a good neighbourly fit and is a positive
contribution to the streetscape, subject to Recommended Condition 1.1 and 1.2;

e meeting Silver LEED Equivalency, subject to Design Condition 1.4; and
o excellent livability of units.

On that basis staff would recommend approval of this application.

URBAN DESIGN PANEL

The Urban Design Panel reviewed this application on February 12, 2014, and provided the following
comments:

EVALUATION: SUPPORT (6-0)

e Introduction: Allan Moorey, Development Planner, introduced the proposal for a mid-block site on
Burrard Slopes. Mr. Moorey noted that the Panel had previously reviewed the proposal in 2012. The
proposal has now been changed to include a 10 percent heritage density transfer. The applicant is
seeking a relaxation for the proposed elevator over-run. The proposal has a courtyard and includes
19 three bedroom units and 1 two bedroom unit with through unit planning that enhances
daylighting and cross ventilation opportunities. There is a central light well and the overlook to
adjacent units is mitigated with the use of translucent glazing and a clerestory of vision glass
above. Mr. Moorey described the proposed material palette noting the use of window wall,
masonry, architectural concrete and tempered glass guards.

Advice from the Panel on this application is sought on the following:

11
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1. Considering the adjacent existing low-rise development or the potential for redevelopment of
those site(s) to the east with a potential massing height of up to 100 ft., comments were
requested on the scale and materiality of the east wall along the property line.

2. Given the proximity of those units adjacent to the common access courtyard, comments were
requested on the privacy separation provided and possible impact on livability.

Mr. Moorey took questions form the Panel.

e Applicant’s Introductory Comments: Steve McFarlane, Architect, further described the proposal
and highlighted some of the key aspects. He said they wanted to create a building that would blend
with the future development of the adjacent sites. In terms of the massing, he said they wanted to
keep it simple with a quiet interplay of solid and void elements. Mr. McFarlane described the
material palette noting the brick which has a bit of a sheen to help in animating the large simple
surfaces of the building. They are proposing wood soffits on the underside of the balconies. The
building will have three units per level. He noted that one of the challenges was the size of the site
so they introduced a deep and generous light well for ventilation and additional daylighting to the
suites.

Sarah Siegel, Landscape Architect, described the proposed landscaping and mentioned that at the
entrance some low planting is proposed. There are two units that have entrances at the front of
the building with one walkway. In the courtyard they wanted to make it available for multiple uses.
There are different levels for sitting and the planting is ornamental with some edible planting
choices. The separation between the private patios and the courtyard is through plantings.

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

= Design development to improve the blank wall condition;

= Design development to improve the privacy of the private patios on the ground floor to the
courtyard;

= Design development to mitigate solar gain on the west fagade.

e Related Commentary: The Panel supported the proposal and thought it was a sophisticated design.

The Panel liked the look of the building and thought it offered a contrast to the other buildings in
the neighbourhood. The Panel had no concerns regarding the party wall treatments.

Some Panel members thought there were opportunities to take advantage of the views that had not
been fully explored especially on the upper floors.

A number of Panel members thought the concrete wall on the lane was imposing and wondered if
there could be some glazing adding above the landscaping. As well they thought the applicant
should consider the finishing in relationship with the other proposed materials. Several Panel
members suggested the applicant revisit the use of the dark brick although they liked the use of
wood soffits.

The Panel thought the courtyard was well handled but thought there could be some concerns if the
site to the east was ever redeveloped as the light access could be blocked. As well they thought it
was more of a visual garden as they thought people would feel uncomfortable using it as there is
little privacy. They also thought there needed to be a stronger barrier between the ground floor
unit and the courtyard space. However the Panel liked the generosity of the roof top amenity
spaces.

12
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Regarding sustainability, several Panel members has some concerns regarding solar gain on the
south facade. They noted that this needed to be improved otherwise the residents would be
running air conditioning most of the day.

e Applicant’s Response: Mr. McFarlane thanked the Panel and said he thought their comments were
well-considered and would help to improve their design.

ENGINEERING SERVICES

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

SOCIAL INFRASTRUCTURE
HIGH DENSITY HOUSING FOR FAMILIES WITH CHILDREN

Since all 20 units have 2 or more bedrooms and may be suitable for families with children, the High
Density Housing for Families with Children Guidelines apply. However, since all units are large and
have a private outdoor patio/ balcony, and since many of the residential livability features outlined in
the Guidelines are achieved within the units an indoor amenity space is not required.

The outdoor courtyard on Level 1 includes a landscape plan of lawns, paths and boulders, which may
be suitable for a range of informal, imaginative and motor skills developing children’s play activity.

URBAN AGRICULTURE GUIDELINES FOR THE PRIVATE REALM

The City of Vancouver 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.

Design Development is needed to the outdoor courtyard on Level 1 to include edible landscaping such
as fruit trees, edible shrubs and/or groundcovers (see Standard Condition A.1.19). In addition, the
necessary supporting infrastructure such as hose bibs, composter and tool storage closet or bin should
be included (see Standard Condition A.1.20).

NOTIFICATION

On February 3, 2014, 874 notification postcards were sent to neighbouring property owners advising
them of the application, and offering additional information on the city’s website.

There have been six responses received, the comments are summarized below:

e The proposed development fits well within the area guidelines and will increase residential
density in the neighbourhood.

e Concern the proposed development will impact views from units in adjacent residential
buildings.

e Concern that the proposed height is too high.

e Concern the proposed development will negatively affect property values of units in adjacent
residential buildings.

e Concern about impacts to privacy and sunlight on units in adjacent residential buildings.

e Concern about lack of open space in the area.

13
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e Concern there is poor visibility for pedestrians and vehicles where the lane intersects Fir Street
and that the proposed development will result in increased traffic accessing the lane. Suggest a
concave mirror be mounted on the intersection to improve visibility.

Staff Response:

The view analysis indicated some but not significant view impacts. Staff would consider the proposed
height to be acceptable and within the recommended guideline range of 22 m (72 ft.) given the sloping
grade of the site and the proximity of adjacent taller buildings that are 30.5 m (100 ft.) and higher in
height. There is no indication the proposed development would negatively affect the property values of
adjacent buildings. On the contrary, the Urban Design Panel cited the high quality of materials and
design ‘sophistication’ of the proposal. These are aspects that suggest the project will enhance the
greater emerging residential context found in the Burrard Slopes neigbourhood. Building massing and
siting were carefully considered to minimize shadowing. Aside from the lane itself, there is no
shadowing of the public realm by the proposed development taken during midday at the equinox (See
Shadow Analysis, Appendix C, page 26). Civic strategies aimed at increasing public open space in the
Burrard Slopes have not identified this site as a desired location to do so.

The condition at the west end of the lane is not ideal due to the limited sightlines and steep grade
approaching Fir Street. Staff are requesting the applicant help address this through the installation of
speed humps and signage encouraging drivers to slow down when approaching Fir Street (see Standard
Condition A.2.7).

14
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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 both the Development Permit
Board and the Director of Planning.

With respect to the decision by the Development Permit Board, the application requires the
Development Permit Board to consider a Zoning and Development By-law relaxation per Section 4.10
[Horizontal Angle of Daylight] of the By-law. The Staff Committee supports the relaxation proposed.

The Staff Committee supports the proposal subject to the conditions contained in this report.

Chair, Peve,

A. Moorey ~—

Development Planner
A

ermit Staff Committee

~

{)ﬁg;;wjak

Project Coordinator

Project Facilitator: L. King
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1545 West 8™ Avenue (Complete Application) APPENDIX A
DE417504 - Zone C-3A Page 1 of 4

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.l

Al.l

A.l.2

A.1.3

A.l4

A.1.5

A.1.6

A.l.7

A.1.8

Standard Conditions

compliance with Section 4.7.1 - Floor Space Ratio of the C-3A District Schedule of the Zoning
and Development Bylaw;

Note to Applicant: A reduction of 105 m? is required to meet the maximum residential FSR
allowed.

detailed floor and roof elevations for each floor and roof level in the building, as related to the
existing grades on site;

Note to Applicant: Top of guard, top of roof slab elevations to be provided.
clarification of roof top stairwell/elevator shaft and whether they are open or enclosed;
provision of a cross-section of the roof hatch access;

Note to Applicant: Roof hatch to be no greater than 1.2 m in height, measure from top of slab
to top of hatch. If greater it will be counted in FSR and height.

revisions to the site plan to include the following:

i. labelling of setbacks (from property line to building face);
ii. labelling property line; and

iii. north arrow;

compliance with Section 4.8.1(c) of the Parking By-law;

Note to Applicant: The disability space is incorrectly sized.
provision of bicycle parking in accordance with the Parking By-law;

Note to Applicant: Six Class B bicycle space are required as noted in Section 6.2.1.2 of the
Parking By-law;

provision of details of bicycle rooms, in accordance with Section 6 of the Parking By-law, which
demonstrates the following:

e aminimum of 20 percent of the bicycle spaces to be secured via lockers;
o a maximum of 30 percent of the bicycle spaces to be vertical spaces;

e a provision of one electrical receptacle per two bicycle spaces for the charging of electric
bicycles; and

e notation (on the plans) that “construction of the bicycle rooms to be in accordance with
Section 6.3 of the Parking By-law”;




1545 West 8™ Avenue (Complete Application) APPENDIX A
DE417504 - Zone C-3A Page 2 of 4

A.1.9

A.1.10

A.l.11

A.1.12

provision of City Building Grades, existing and finished grades on the site plan and elevation
plan including around the perimeter of all principal buildings;

provision of details of balcony enclosures;

Note to Applicant: To qualify for an exclusion from floor space ratio (FSR) calculations, an
enclosed balcony must be a distinct space separated from the remainder of the dwelling unit
by walls, glass, and glazed doors (hinged or sliding), have an impervious floor surface, a flush
threshold at the bottom of the door (for disabled access), large, openable windows for
ventilation, and distinct exterior architectural expression. In addition, each dwelling unit
should have no more than one enclosed balcony, and all balconies, both open and enclosed,
should be clearly identified on the floor plans. Notation should also be made on the plans
stating: “All enclosed balconies shall be designed and constructed in accordance with the
Council-approved Balcony Enclosure Guidelines.” Limitations on the amount of exclusions and
enclosures permitted are described within the regulations of the respective District Schedule or
Official Development Plan that apply to the specific site. For further details and specifications
on enclosure requirements, refer to the Council-approved Balcony Enclosure Guidelines.

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;

written confirmation shall be submitted by the applicant that:

e the acoustical measures will be incorporated into the final design and construction, based
on the consultant's recommendations;

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

e 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;

Standard Landscape Conditions

A.1.13

A.1.14

design development to the cast in place planter design at the lane to allow for roots to extend
into the continuous soil area outside the building;

Note to Applicant: there is an opportunity to improve the long term viability of tree health by
allowing the roots to gain access to continuous soils adjacent the building envelope and not
become “rootbound” within a planter. A revision will be needed to sheet A301. Provide a
large scale landscape section (minimum 1/4"-1"), through lane planting, including the planter,
the root ball and approximate shrub/tree size.

clarification of the location of utilities and intake/exhaust vents;

Note to Applicant: attention will needed to ensure that utilities and vents do not reduce the
guality of the planting at the lane or the pedestrian experience in front of the building. Any air
venting near trees and plants should be reviewed by a certified arborist. Avoid the awkward
placement of utilities (pad mounted transformers, “Vista” junctions, underground venting)
visible to the public realm. Where utilities must be located near a street or sidewalk, a
secondary circulation route is the preferred location. Every effort should be made to integrate




1545 West 8™ Avenue (Complete Application) APPENDIX A
DE417504 - Zone C-3A Page 3 of 4

A.1.15

A.1.16

A.1.17

A.1.18

utility access into structures and behind lockable, decorative gates or screened with
landscaping.

provision of permanent high efficiency irrigation for all planted areas and hose bibs for all
patios having an area of 100 sq. ft. or greater;

Note to Applicant: provide a notation on the drawings and indicate hose bib locations on the
landscape plans.

illustration on the plan(s) of location, height and materials of all exterior railings (for example,
the rooftop perimeter glass railing), gates and fences;

new street trees to be provided adjacent to the development site, to be confirmed prior to the
issuance of the building permit;

Note to Applicant: there is a note on the file from the Park Board street tree inspection (2012)
indicating a species choice as Acer Platanoides Columnare for new street trees. Contact Eileen
Curran, Streets, Engineering, ph: 604.871.6131 to confirm tree planting locations and Park
Board, Street Trees Division (ph: “311”) to confirm tree species selection and planting
requirements. Provide a notation on the plan, "Final spacing, quantity and tree species to the
satisfaction of the General Manager of Engineering Services. New trees must be of good
standard, minimum 6 cm caliper, and installed with approved root barriers, tree guards and
appropriate soil. Root barriers shall be 8 ft. long and 18 inches in deep. Planting depth of root
ball must be below sidewalk grade. Call Park Board, Street Trees Division, for inspection after
tree planting completion” (See Standard Condition A.2.9).

illustration on the landscape plan of a dimensioned tree protection barrier to protect one
street tree;

Social Infrastructure

A.1.19

A.1.20

A.2

A.2.1

design development to the courtyard on Level 1 to include edible landscaping; and

Note to applicant: Refer to Urban Agriculture for the Private Realm Guidelines for a list of
edible landscaping plants.

design development to the courtyard to include supporting infrastructure for urban
agriculture activities.

Note to applicant: Infrastructure which supports urban agricultural activity such as a
composter, tool storage closet /chest, potting bench and hosebibs should be provided as per
the Urban Agriculture for the Private Realm Guidelines.

Standard Engineering Conditions

arrangements to be made to the satisfaction of the General Manager of Engineering Services
and the Director of Legal Services for release of the following charges:

a) Easement & Indemnity Agreement 299702M (commercial crossing);

b) Easement & Indemnity Agreement C7463 (retaining wall encroachment into City lane);
c) Easement & indemnity Agreement BF135920 (canopy over City street);

d) Statutory Right of Way BF135921;

e) Equitable Charge BF135922;

f) Annexed Easement C4331 (building encroachment onto adjacent Lot 23);




1545 West 8™ Avenue (Complete Application) APPENDIX A
DE417504 - Zone C-3A Page 4 of 4

A.2.2

A.2.3

A.2.4

A.2.5

A.2.6

A2.7

A.2.8

A.2.9

A.2.10

Note to Applicant: Arrangements are to be secured prior to issuance of the development
permit, with release to occur prior to issuance of an occupancy permit for the site. Provision of
a letter of commitment will satisfactorily address this condition at the Development Permit
stage.

errl]sure the proposed building signage wall is wholly contained within the property line on West
8™ Avenue;

provision of a letter from the BC Safety Authority agreeing in principle to the proposed use of
the Klaus Single Car Lift vehicle elevating device on-site;

provision of a letter confirming the proposed Klaus Single Car Lift vehicle elevating devices
will be maintained for the life of the building;

provision of confirmation of the ability to achieve independent access to all parking spaces;

Note to Applicant: the Klaus Single Car Lift vehicle elevating devices are proposed in order to
meet the minimum parking demand. The lifts must be designed such that all cars can be
accessed at any time, without moving other vehicles.

provision of a minimum of 2.0 m vertical clearance for all vehicle stacking parking spaces
proposed;

Note to Applicant: Any vehicle that can be accommodated in a standard underground parking
garage must be able to be accommodated here in all locations on the vehicle stacker - below
grade, at grade and above grade. Section drawing A301 demonstrates a provision of only 1.5 m
clearance between the floor of a raised car lift and the structure above, and only 1.8 m
between the raised platform holding a car and the underside of the car platform above.

provision of traffic calming measures in the laneway including speed humps and signage at the
west end;

provision of the correct imperial building grade conversions and corresponding design
elevations in the lane at both sides of the driveway and adjacent to all entrances;

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 (See Standard Condition A.1.17); and

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 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. 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.
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B.1

B.1.1

B.1.2

B.1.3

B.1.4

B.2

B.2.1

B.2.2

B.2.3

B.2.4

B.2.5

B.2.6

B.2.8

Standard Notes to Applicant

It should be noted that if conditions 1.0 and 2.0 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.

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 appointment 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 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.

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.

A gqualified environmental consultant must be available to identify, characterize and
appropriately manage any environmental media that may be contaminated and may be
encountered during subsurface work at the site.

Note to applicant: In the event, contamination of any environmental media are encountered, a
Notice of Commencement of Independent Remediation must be submitted to the Ministry of
Environment and a copy to the City of Vancouver.

The site shall be maintained in a neat and tidy condition.
The enclosed balconies are to be maintained at all times in accordance with the balcony
enclosure details on the approved plans and are not to be used as an integral part of the

interior space of the building.

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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g O mb office of mofarlane biggar 150 Chesterfielc Place, North Vancouver, BC V7M SK3
2 5 15 o+ designens T804 086 9224 E nfclioficemb.oa  officembes

Decemper 9, 2013

-
A}

[ ]

Pl

Development Services
City of Vancouver

453 w.12" Ave.
Vancouver, BC V&Y 1V4

Ra: 1545 West 87 Avenue - Design Rationale
DE417504

Site

The proposed residential project is located &t 1545-1 555 West 87 Avenue, on the north side of the street, in the Burrard Slopes
Neighborhood, The site is a mid-block site within a precominantly residential neighborhoad, surrounded by 2 diverse mix of aging
smatier scale building stock, recent larger scale residential mixed use developments executed under the Burrard Slopes C-3A
Guidelines and vacant lots used for parking. The site is within convenient waking distance to the maijor mixed-use and

transporiation arteries aiong Broadway and Granvilie Street.

The proposed residential development is in compliance with the C-3A District Schedule and the Burrard Slopes C-3A Guidelines.
We are requesting conditional approval of an increase in FSR from 1.0 t0 3.3 with heritage density transfer.

introduction
The proiect brings a high standard of lvablity to the Burrard Slopes, and further enhances the area as an attractive, cohesive and

arimarity residential neighborhood. [t consists of 20 residential units organized with a combination of mid-rise and low-rise
elements. An 8 storey mid-rise mass contains a total of 16 suites, complemented by a 4 storey low-rise mass containing 4 suites.
The two distingt masses are arranged to enciose a shared courtyard garden. Parkirg is contained in an underground parkade
accessed from the lane north of the property.  The excavation and concrete used below grade is greatly reduced due an
innovative design solution. An independant car lift system is proposed for most of the 40 stalls.

The design expicration investigated several massing options with the proposed scheme preferred for several reasons. The quiet
interpiay of the low-rise and mid-rise volumes creates a wel behaved mid-Diock buliding that provides a weil-defined continuous
strest edge. The angular treatrment of the bulldings glazing afows for subtle animation of the fagade through changing reflections
aver e course of a day. The strong orthogenal masonry rmassing complements the alignment of the street grid while also
oroviding refief from the more complex treatment of many neighboring bulldings.

Rearyard and sideyard setbacks are propesed in accordanca with the C-2A District schedule, Frontyard setbacks meet the intent
of the Burrard Slopes C-3A Guidelines with regard to privacy. outdoor space and landscaping, whiles alsc responding to the
specific reiationships with the eastern neighbor and anticipated development 1o the west,

The shared courtyard is located 1o maximize direct sun and daylight with alsa respecting the desire 1o define a continuous
streatwall along a™ avenue, The landscape In generat is designed to provide aftractive near views oo residents and neighboring
puildings alke, Landscape treatmerits along the lane erhance the lansway padestrian expetience and mitigate the exgposure of
the parking structiure &t grade level. Rooftop gardens senving the top floor urits i both the fow-rise and mid-rise portions further
enhance the overview from neighboring residences.

The residential suites provide a Bigh level of tvability and bring opporturities for 1
muilding comains predominantly 3 bedroom suites, Thelr generous fayouts provide excellent access 1 natural fight ard ventilation

fy fiving into the Burrard Slopes area, The
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as wel as well-proportioned balconies for outdoor living. The principle views are carehully considered to enhance privacy and
mirimize the overlook 10 and from neighboring buildings.

The bullding incorporates several sustainable measures and green features including building orisntation, natural ventilation, water
efficient landscaping and specification of water-efficient fixturas,

The Duilding is crientated aiorg a north-south axis with 50% of the suites facing south and many ¢f the higher sultes have good
views of the mountaing, The central courtyard contains a farge area of soft landscaping to minimize the heat-island effect, The
siter has good access to public transit and bicvcie racks are provided at the building entry, with bicycle storage focated in the
parkade. On the south elevation belconies, overhangs and a row of strest trees, minimize solar gain from the midday sun.
Cperable windows arg provided in every sulte to allow for natural ventilation and cross-ventiialion to increase resicient’s cornfort

lovel,

Material

Tre buiding materials are made up of a natural colour palette includes dark clay bricks, stained wood soffits, cast m place
concrate, and glass. Both interior and exterior materials will comprise of durable materlals sourced locally where pessible, Low
VOC finishes will be spacified for the residential suites and lobby.

Regards,

Steve McFarlane
ARCHITECT AIBC AAA FRAIC LEED®AP
Principal
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Letter “A” - Transfer of Herltage Density
{to accompany development application)

January 20, 2014

Gity of Vancouver
Davelopment Services
453 West 12th Avenue
Vancouver, BC V5Y 1V4

Attention: Project Fagilitator

Dear Sir or Madam:

Re: Transfer of Heritage Density

1555 West 8% Avenue {receiver site}
163 West Hastings Street {donor site)
-+ This is to confirm that a conditional agreement has been reached between Sallent @ @

- Developments {Flack) Ltd, the registered owner of a heritage donor site at 163 West |Nest P@thf L

B Hastings Street to sell 3,208 sq. ft. of heritage density o Kenstone-Properties-tid;, the

- registered owner of the above recelver site at 1555 West 8" Avenue, at a price of $ 60 per sq.
ft plus applicable taxes and total value of § 197,880 plus applicable taxes. This agreement is
subjact to the City's approval of the Development Application for the receiver site,

The Donor Site Owner and the Receiver Slte Owner both agree that the City has no

responsibility fo ensure payment or the fulfiliment of any condition of aur agresment. We also

agres that the City has no obligation to affect the transfer. The decision to transfer is within the
- City's dliscretion to refuse or approve, as it will, without recourse by any party.

Both the Donor Site Owner and the Receiver Site Owner are aware that the City cannot, and will
not, effect a density transfer uritll all conditions for release of the density from the donor site
have been fulfilled including:

o the donor site is possessed of the density which is the subject of this agreement (that is,
thal the rezoning by-taw Is enacted, or the Heritage Agreement is enacted and
‘registered on title and the related Devslopment and Buitding Permits are issued); and

e tha density from the donor site is avallable for sale to the Recelver Site Owner; and
o the Donor Site Owner has completed the rehabilitation of the heritage building, or given
- the City a letter of credit therefore, or completed sufficlent donor site rehabllitation to
warrant a partial release of density, and fulfilled any other requirement as setoutin the
legal agreements with City; and
o submisslon of a fully executed Letter B in the form acceptable to the City.

Letter A
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Donor Site Table
(Note: Gwner of Donor Site is responsible for ensuring data In table is correct.)

A. Total transferabie density awarded to the Donor Site by
the Heritage Agresment or Razoning 98,208 f#2

Transfers approved to date {that is, receiver site's Development Permit or Rezoning approved
with conditions)

Address of receiver site(s} DE# [ RZ# Amount transferted
1205 Howe Strest DE 410934 8,893 {t2
47 West Hastings DE41163¢ 1,879 fi2
10086 West Broadway 3,750 12
1372 Seymour St DE 413628 36,000 2
999 Seymour St . 12,500 ft2
1460 Bute Street 808 f12
1616 West 7" Ave DE 415127 1,600 fi2
2211 Cambie Street 2,076 #2
540 West 7" Avenue DE 414388 2,581 ft2
238 West Broadway 4,312 f2
1045 Robson Street , 714 ft2
B, Total transfers approved o dale 76,016 fi2

C. Total density available for transfer (A - B) 23,1922

. Other transfer agreements not yet approved by the City oft2

E. Transfer amount proposed in this transaction 3,208 fi2

E. Total density avallable after proposed transfers (C - (D +E)) 19,804 {2
Yours

Saliett opments (Flack) Lt Kenstone Properties-k-td-

West m‘»m’;{z.s

L= N
( )
K 4 Py
ce.  Heritage Planning Analyst Heritage Group -
Development Officer, Real Estate Services
Letter A
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