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REZONING INTENT

NEIGHBORHOOD CONTEXT

Located within the Broadway Plan Area at the 

Kitsilano North neighbourhood, the proposed project 

aligns with the Broadway Plan’s vision to enable the 

buildout of neighbourhood-integrated development. 

One that supports anticipated population growth 

and anticipated demand for varied housing choices 

in proximity to existing and future sustainable 

transportation services.

Kitsilano o�ers a wide array of amenities and as the 

Broadway Plan takes shape, it will evolve as one of the 

most livable areas of the city. Made up by a variety of 

retail, parks, educational institutions, and a multiplicity of 

neighbourhood commodities that support an eclectic/

engaging/livable/vibrant urban environment. 

We embrace the plan’s vision and support the 

sustainable urban lifestyle that will strengthen with its 

implementation. 

Vancouver’s housing crisis is well known by locals 

and supporting market rental and below-market rental 

projects in Vancouver’s west side is one of the key 

components to achieve a thriving diverse community for 

everyone. This project will help incentivize Kitsilano’s 

transition into a complete, inclusive and a�ordable 

transit-oriented neighbourhood.

KITSILANO 
NEIGHBOURHOOD

SITE
SITE

Figure 1.1 Context - Aerial View of Broadway Plan

Figure 1.2 Broadway plan context
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NEIGHBOURHOOD AREA CONTEXT

The Site is located along the Southern edge 

of West 8th Ave, and West face of Yew St, within the 

Residential Area identified in the Broadway Plan as 

Kitsilano North - Area A. (as shown in the zoning 

context).

Some of the notable features that serve the 

project include its close access to West Broadway Ave, 

the upcoming Arbutus Transit hub, existing and future 

green-ways, and other unique assets such as heritage-

valued sites that represent a significant period in the 

neighborhood’s early development. 

A variety of structures from di�erent decades and 

architectural styles define the neighborhood’s double 

sided character: One that embraces the evolution of 

its community and one that recognizes its historical 

relevance for preservation into the future. Maintaining 

the balance between these is key.

The proximity to new transit projects, heritage 

architecture, greenery, amenities of all kinds and a 

visually interesting street-scape with mature trees, make 

this an ideal location for new families, students and 

workers. 
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Figure 2.1 Aerial View

Figure 2.2 8th Ave looking South Figure 2.3 Yew St. Looking West
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ZONING SUMMARY

Broadway/Arbutus South - Area B (KBAB)
Broadway Shoulder Area

Intent
Introduce new opportunities for housing
(particularly market and below-market rental)
and job space, with active retail/service uses
along Broadway.

Kitsilano North - Area A (KKNA)
Residential Apartment Area

Intent
Support the long-term renewal of the
older residential buildings, while
preserving existing rental housing
affordability levels and providing
strengthened tenant protections.

Broadway/Arbutus South - Area A (KBAA)
Broadway Station Area

Intent
Strengthen as a mixed-use station area with
new housing, job space and amenities.

ADDITIONAL POLICY 8.1.2

There will be a maximum of two towers per block (street to street, including any laneways)
in the Kitsilano North sub-area. For blocks located in both Kitsilano North and another sub-
area, only towers in Kitsilano North shall be counted toward the maximum. However, for
the southern block faces along 8th Avenue, only one tower will be allowed on the Kitsilano
North Area A block face.

Figure 3.1 Vancouver Zoning Bylaw
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REZONING RATIONALE

HOUSING INTENT FOR 6.5 FSR + BONUS 

DENSITY OF 0.65 FOR HERITAGE RETENTION 

FOR A TOTAL OF 7.15 - PURPOSE BUILT RENTAL 

+ BELOW MARKET HOUSING

 The project proposes to provide a new residential 

complex through the renewal of an existing 3-storey 

wood residential apartment building from 1967 facing W 

8th Ave, and the retention of  two heritage valued houses 

from 1909 that form part of a cluster of historical homes 

along Yew Street built during the Edwardian era.

 At 7.15 FSR (6.5 + 10% heritage bonus density), the 

proposal consists of a 23-storey tower + partial rooftop 

amenity space, consisting of 224 secured rental units of 

which 34 will be below market rental (20%), reinforcing 

the diversity of the residents. These 224 new rental units 

will replace the dated rental stock housing of a lesser 

number of units; thereby supporting greater population 

densities in the neighbourhood through increasing the 

rental stock within the site

 The surplus provision of rental housing in this 

site carries the potential to contribute to neighboring 

business resilience and an increased utilization of 

sustainable transportation services available at close 

proximity to the site.

 The Broadway Plan allows for amenity roof space 

on top of the towers. The bulk of our outdoor and some 

of our indoor amenity takes advantage of the views and 

light a�orded at this height. It is set back from the edges 

of the building to reduce visibility and allow wrap around 

exterior space. 

 We have also provided amenity programming 

at our ground floor level. We have programmed the 

heritage homes as amenity space, creating a meaningful 

point of interest for this project. We believe this provides 

a more inclusive use of the homes so more residents 

are able to enjoy their preserved facades, and newly 

finished interiors.

In a departure from the Broadway Plan the project 

requests a variance to remove the limit of 20 storeys 

in order to achieve the allowable 7.15 FSR including the 

bonus density from retaining the heritage homes within 

the setbacks as defined by the city. 

 Given its location within Kitsilano North - Area A, and 

adjacency with the Center Area identified as Broadway/

Arbutus South - Area B, the proposal incorporates the 

following above-grade setbacks in support of future 

mixed-use and residential development in proximity to 

the upcoming Broadway-Arbutus Transit hub; and in 

consideration of the Broadway Plan Policy 11.1.7

Figure 4.1 Isometric massing
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 Setbacks to maintain a minimum separation 

between  potential future towers within the block are as 

follows:

  

 24.4m (80ft) Residential-Residential

 18.3m (60ft) Residential-Commercial

The building form is largely derived by the setbacks as 

defined by the City. 

 - 3.7m no build above or below along all street  

 frontages North and East in order to promote   

 natural infiltration of soil and green edge strip   

 along main roads. 

 - 3.0m at the rear of the building dedicated for  

 laneway activation.

 - 2.4m on the sides for spacial separation. 

 - A further minimum 2.4m from edge of podium  

 to tower face. This allows for a more palatable   

 relationship at the human scale experience from  

 street level. 

 - Building separation between high rise elements  

 greater than 6 storeys site the tower South face  

 (12.2m) 40’ from the center of the laneway and  

 likewise the West face of the tower from potential  

 future tower locations on the same block. Figure 5.1 Setback isometric
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DESIGN RATIONALE

BUILDING DESIGN 

 A proposal for this site is heavily limited by di�erent 

site conditions, setbacks and other restrictions. Being 

a relatively small site; floor plate maximums, setbacks, 

maximum podium and overall number of storeys play 

a very important role defining the overall massing and 

design. 

 Based on the di�erent constraints, the building 

starts from a basic 2-box shape (podium and tower 

portion) and from this, our proposed design takes 

shape. 

 The recessed high-rise massing on levels 5 and 

above is intended  to minimize direct line of sight between 

proposed high-rise residences and future adjacencies. 

A more vertical expression is achieved by carving the 

corners of the high rise levels, making the tower portion 

a more slimmed box juxtaposed to the wider podium 

levels. 

 To further develop this intention, the podium is 

clad with a darker brick while the upper portion is clad 

with a lighter-tone metal panel. Making the building feel 

lighter as it grows taller. 

RESIDENTIAL DESIGN

 All residential units in the proposal meet or 

exceed the requirements and standards of all applicable 

guidelines. 

 All units have balconies (except for two units in Level 

02 with Juliette balconies), follow recommended sizing 

providing residents private outdoor space with views 

and indoor space with shadowing. All units, including 

below-market rental include washer dryer, electric heat 

pumps and full four-appliance kitchens. Open plans will 

allow residents to accommodate furniture in di�erent 

layouts. Window placement was planned so that natural 

daylight can fill the rooms while keeping privacy for the 

residents. Units are not deeper than 35’ in any direction 

and storage spaces have been designed so that they 

are used only for storage purposes. 

A large percentage of family units are proposed for 

this project (39.3%) which exceeds the Broadway Plan 

requirement of 35%. We have dispersed 2 and 3 bedroom 

homes throughout the building, with an emphasis on 

most of the larger 3 bedroom homes being located at 

level 4 and below, allowing for proximity to the children’s 

play area on L1, as recommended by the High-Density 

Housing for Families with Children Guidelines.

 The existing apartment building is to be renewed 

into a new residential rental high-rise with services for 

residents at the ground level and the building’s rooftop 

while the heritage homes are to be utilized as amenity 

spaces for the residents and will be relocated on site 

to enable the making of a service laneway to provide 

access vehicular access, garbage collection, and bike 

rooms.

Figure 6.1 Simple massing form
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HERITAGE CONSERVATION

To honor the City of Vancouver’s intent to celebrate 

and preserve the heritage features of the buildings 

that contribute to the distinctive character of Kitsilano, 

the two homes along Yew Street are proposed to be 

conserved and used as amenity space for the tenants of 

the project. 

The two heritage homes will be moved around 10’ 

North towards 8th Ave. and 2’ East. This is done to allow 

access to the future lane but also to widen the separation 

from the podium portion of the tower and maintain the 

same distance between all three homes on Yew.

UPGRADES

The homes will receive structural upgrades while 

restoring and maintaining the architectural elements that 

make them stand out and an important part of Kitsilano’s 

character and history. The intervention is detailed in the 

Heritage Conservation Plan.

The  architecture and design elements characteristic 

of the 1910s combined with a contemporary sleek looking 

tower will make this project a one of a kind and an example 

of a successful heritage intervention. 

The Broadway plan allows an additional 10% density 

(FSR) for proposals that include heritage retention (HCP).

Figure 7.1 Massing with heritage building highlighted

Figure 7.2 1970s photo of heritage homes

Figure 7.3 and 7.4 Current and proposed conditions
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SITE DESIGN

 The heritage valued houses along Yew Street are 

proposed to be retained and relocated within the site to 

maintain Yew’s historical character. The proposal seeks to 

create consistent spacing between all three heritage class 

buildings. Thus enabling the build-out of a city dedicated 

service laneway at the South end of the site.

 The underground vehicle parking would be 

accessed from Yew Street via the proposed laneway as 

means to incentivize the use of non carbon intensive 

transportation options such as electric vehicles and 

bicycles, through the provision of EV charging station to 

o�-street vehicle parking spaces, and o�-street bicycle 

parking at grade and below grade for future residents.

 Additional services in the underground parking 

accessed  from the laneway include o�-street bicycle 

lockers/rooms, Dog wash areas, Garbage  rooms, 

communications closets, and Mechanical, Electrical 

equipment rooms. The lane activation is achieved by 

placing garden space and residential unit(s) for visual 

over-site of the laneway and direct access to bike rooms, 

allowing the lane to have a lively environment. 

Figure 8.1 Ground floor space isometric

 The southern heritage home, which overlooks the laneway is programmed as amenity space, which will also 

contribute to the activation of the laneway.

12 EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



LANDSCAPE

The landscape design draws inspiration from the 

architectural composition of the facade of the 

building. The design echoes the rhythm and cadence 

of the architectural components, translating the 

layered approach through an articulated sequence 

of open spaces, materials and atmospheres.

The project’s main residential entrance is highlighted 

with decorative pavement patterns featuring linear 

elements that mirror the façade of the building. 

Interfacing with the main entrance, a semi-public street 

garden provides a degree of privacy and refuge from 

the adjacent street sidewalk while serving as a vital 

storm-water management feature that responds to 

the city’s directive to promote groundwater infiltration.

Highlighting the project’s commitment to preserving and 

celebrating its heritage component, a modest courtyard 

nestled between the two heritage buildings serves as a 

focal point for social interaction. This semi-private space 

not only celebrates and puts in value the significance 

of the heritage houses but also fosters community 

engagement by opening up to the public street space, 

inviting passersby and residents to explore and activate 

the street frontage. Contemporary design elements 

thoughtfully incorporated into the landscaping along Yew 

Street enhance the social hub street presence, striking 

a balance between heritage preservation and modern 

The landscape design finds inspiration in the building 

itself, 

Figure 9.1 and 9.2 Landscape inspiration and precedents

aesthetics. Additionally, these design features create 

opportunities for outdoor play and social interaction, 

further enriching the vibrancy of the courtyard as 

a gathering place for residents and visitors alike.

Bu�er landscaping along the west side of the site 

provides additional privacy and screening for the 

neighbouring property, enhancing the private patios of 

the individual ground units. In addition, private patios 

at the podium rooftop feature perimeter planters 

o�ering the selected units access to garden space, 

enriching apartment living with landscape opportunities.

The upper-level amenity area o�ers a playful and social 

atmosphere, featuring a varied range of social gathering 

opportunities including an outdoor kitchen and al-

fresco lounge, urban agriculture and gardening beds 

and an outdoor games area, as well as intimate nooks 

and lookout opportunities. The wrap-around outdoor 

space provides panoramic vistas of the city, mountains, 

and the Burrard Inlet, o�ering residents an opportunity 

to retreat from the surrounding busy urban context.

In conclusion, the landscape design not only complements 

the architectural vision of the project but also enhances 

the quality of life for residents. By integrating nature 

components with the built environment, the proposed 

design creates inviting spaces for social interaction, 

relaxation, and connection with the surrounding 

community.
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AMENITIES

 The proposed design exceeds the minimum indoor 

and outdoor recommended requirements for building 

amenity space. This is complimented by private outdoor 

space on a unit by unit basis. 

The heritage buildings being converted into amenity 

space allows for the retention of the heritage facades 

whilst reusing the buildings in a novel and useful way 

bringing whimsy to the project and allowing all users 

of the building to experience and be exposed to the 

heritage buildings.  

The rooftop amenity level is comprised of indoor space 

that connects seamlessly to the outdoor amenity spaces. 

The rooftop outdoor space will receive sunlight, air and 

magnificent views all year, providing an ideal space for 

social gatherings, outdoor and indoor cooking, studying, 

exercising, sunbathing and more.

Figure 10.1 Amenity isometric
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BUILT FORM

PODIUM

 The general podium massing formed by the first 4 

levels above ground responds to site setbacks including 

2.4 m (8 ft) on the sides, 3.7 m (12 ft) on the front, and 3m 

(10 ft) from the northern edge of a dedicated laneway on 

the rear-side of site.

 The ground floor lobby is designed to be double 

volume facing West 8th avenue, bike storage, residential 

units, as well as corridors leading to the exterior laneway 

at the south of the property. The first fully residential floors 

on level 2 to 4 are treated with balconies and shading 

screens that provide daylight access to residential units. 

The heritage homes are connected to the lobby for 

everyday use from the tenants of the building. Retention 

of the existing street trees and new landscape plants will 

improve and maintain the street character.

TOWER

 Floors 5 to 23, contain residential units, articulated 

on the perimeter of the tower with increased daylight 

exposure, and are accessed from accessible corridors 

extending from the circulation core. There are indoor 

amenity spaces at L1 and L2 in the heritage homes and 

on the tower rooftop.
Figure 11.1 Amenity and FSR distribution isometric

15  EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



SUSTAINABILITY

 The project is designed to comply with all 

environmental regulations, policy guidelines and energy 

performance requirements applicable to a high rise 

rezoning application and City of Vancouver guidelines 

for rental buildings. As mandated by the Green Building 

Policy for Rezoning, the design achieves GHG emissions 

under 4.0 KgCO2/m2/yr. The project is on track to stay 

within TEDI and embodied carbon limits. See energy 

modeling report for details. Some of the sustainable 

design measures included in the project are: 

- Rooftop amenity level greenery complementing the 

landscaped areas in the main floor to mitigate the heat 

island e�ect. The total of green areas (planters and 

landscaped) is over 500 SM (5,381 SF).

- Heating and hot water will be provided with 100% 

electric power. 

- Tree retention was a design priority - we have notched 

the parkade in the southwest corner to accomodate the 

retention of a mature tree.

- We were able to reduce the number of parkade levels 

compared to the initial rezoning submission, as our data 

shows that our tenants use transit, walk or cycle as a 

means of transportation and have a lower reliance on 

cars. As a result of reducing the levels of parking, we will 

be using less concrete and reducing our embodied 

TEDI 
(kWh/m2/yr) 

TEUI 
(kWh/m2/yr) 

GHG 
Emissions 

(kgCO2e/m2/yr) 

Energy Performance Targets 30 120 6 

Results 28.8 111.6 1.2 

The 2226 8th Avenue project is a 24-storey residential building situated in Vancouver, BC. The main 

objective of this energy modeling report is to assess the building's compliance with the City of 

Vancouver's Green Building Policy for Rezoning, which sets specific targets for energy performance and 

greenhouse gas (GHG) emissions.  The following are the targets for the CoV Green Building Policy for 

Rezoning: 

Thermal Energy Demand Intensity (TEDI) of 30 kWh/m2/yr. 

Total Energy Use Intensity (TEUI) of 120 kWh/m2/yr. 

Greenhouse Gas Intensity (GHGI) of 6 kgCO2e/m2/yr. 

A rendering of the energy model is shown below. 

Energy model, TEDI calculations and Energy Breakdown. 

 As per the CoV embodied carbon modeling 

guidelines, we are on target to achieve VBBL 2023 

requirements of no greater than twice the baseline. 

Refer to the Embodied Carbon Design Report.

Figure 12.1 and 12.2 Estimated energy consumption

emissions to the same degree. 

-We are committed to retaining the two heritage homes 

along Yew Street, not only to maintain the history of 

these homes from the Edwardian Era, but also in the 

name of preservation of materials and environmental 

responsibility.

- Space for over 383 bikes with available E-bike charging.

- EV charging provision for all parking spaces. 
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PROJECT CONTEXT
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SITE  CONTEXT PHOTOS
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POLICY CONTEXT
SUMMARY OF ADDITIONAL APPLICABLE POLICIES AND GUIDELINES

GREENEST CITY ACTION PLAN

Approved in 2011, the plan recommends key actions including: planning for mixed-

use areas so that goods and services are within a safe and enjoyable 10 minute walk 

from where people live; planning for new development that supports existing and new 

transit infrastructure; and encouraging new household choices in existing walkable 

neighborhoods to reduce household and transportation costs.

GREENEST CITY 2020 ACTION PLAN PART TWO: 2015-2020

This policy builds on part one of the Greenest City Action Plan, encouraging the City 

to “Use land-use and zoning policies to develop complete compact communities and 

complete streets that encourage active transportation and transit.”

GREEN BUILDING POLICY FOR REZONINGS

Mandatory for all Rezoning applications the requirements are for either: Near zero 

Emissions building designed to meet Passive House requirements or Low Emissions 

Green buildings designed to meet at minimum LEED Gold building design and 

construction. The historical existing components can be exempted from or all of the 

requirements of this policy at the discretion of the Director of Planning.

TRANSPORTATION 2040

Approved in 2012, this is a long-term strategic vision for the City that will help guide 

transportation and land use decisions and public investment for the years ahead. The 

plan encourages the “5Ds of the Built Environment”, which include:

• Density – higher levels of residential and employment density support more local 

amenities within walking and cycling distance, and justify high levels of transit service;

• Diversity – a diverse mix of land uses and housing types makes it easier to live, work, 

shop, and play without having to travel far.

The policy also encourages prioritizing and encouraging a dense and diverse mix of 

services, amenities, jobs, and housing types in areas served by frequent, high-capacity 

transit.

PUBLIC ART POLICY

The Public Art Policy for Rezoned Developments requires rezonings having a floor 

area of 9,290.0 sq. m (100,000 sq. ft.) or greater to contribute public art or provide 

80 per cent cash in lieu as a condition of rezoning. Public art budgets are based on 

a formula (2016) of $21.31 per sq. m ($1.98 per sq. ft.) for areas contributing to the total 

FSR calculation. The Public Art rate is finalized at the development permit stage and is 

subject to periodic adjustments to address inflation. 

OTHER POLICIES AND GUIDELINES IN CONSIDERATION:

• Bulk storage an in-suite storage - multiple family residential developments.

• Amenity Areas - Excluded from FSR

• View protection guidelines

• Housing design and technical guidelines

• Rental housing stock RHS O�cial development plan

• Transportation Demand Management for Developments (TDM)

• Neighborhood Energy Connectivity standards

• Community Amenity Contributions through rezonings.

• Public Art Policies and Procedures for rezoning developments.

• High Density housing for families with Children Guidelines.

• Tenant Relocation and protection policy

• RM-4 and Broadway Plan

• Rainwater management bulletin

• Parking, loading and bicycle design supplements and regulations

21  EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



22 EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



PROJECT STATISTICS
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DRAWINGS
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Digitally signed by D. 

Aaron Creamer KZ8SJT 

Date: 2022.07.22 17:17:02 

-07'00'

TOPOGRAPHIC 

SITE SURVEY
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Digitally signed by 

William Wong WAHEDF 

Date: 2022.04.06 

16:08:20 -07'00'

SITE SURVEY 

PLAN
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BUILDING 

GRADES
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SITE PLAN
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FLOOR PLAN - LEVEL P3
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FLOOR PLAN - LEVEL P2
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FLOOR PLAN - LEVEL P1
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FLOOR PLAN - LEVEL P1 - MEZZANINE
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FLOOR PLAN - LEVEL 01
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FLOOR PLAN - LEVEL 02
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FLOOR PLAN - LEVEL 03 & 04
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FLOOR PLAN - LEVEL 05
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FLOOR PLAN - LEVEL 06 - LEVEL 12
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FLOOR PLAN - LEVEL 13 - LEVEL 23
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FLOOR PLAN - AMENITY LEVEL
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FLOOR PLAN - MECHANICAL OVERRUN AND ROOF
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HERITAGE RETENTION DRAWINGS
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HERITAGE RETENTION DRAWINGS
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SECTIONS
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WEST ELEVATION - HERITAGE HOMES
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RENDERINGS

Rendering 1 - Corner of 8th Ave and Yew Street Rendering 2 - View from Yew Street
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Rendering 3 - Heritage homes on Yew Street Rendering 4 - Landscaped area between heritage homes
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Rendering 5 - Tower entry Rendering 6 - Aerial view of North facade

53  EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



Rendering 7, 8 and 9 - Laneway views
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SHADOW STUDIES - MARCH 21
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SHADOW STUDIES - JUNE 21
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SHADOW STUDIES - SEPTEMBER 21

57  EIGHTH and YEW LP  |  FRANCL ARCHITECTURE INC.W 8TH AVE & YEW ST | REZONING APPLICATION



LANDSCAPE DRAWINGS
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TREE RETENTION AND PROTECTION DETAIL - PROJECT DESIGN BASE
PRESCRIPTION FOR EXISTING TREES RELATED TO THE PROPOSED DEVELOPMENT
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ON BEHALF OF 

EIGHTH AND YEW LP

AND 

FRANCL ARCHITECTURE INC

THANK YOU 
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