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OVERVIEW

GBL Architects are proposing to rezone the site located at 625-
691 West 33rd Avenue, from RS-1to CD-1. This project is located
in the Queen Elizabeth neighbourhood in the Cambie Corridor
Plan, and is envisioned to be a mixed-use building following the
C-2 zoning and guidelines. The project extends an entire block
with Heather St to the west and a lane to the east. The building
faces the major artery of West 33rd Avenue to the south, and
lane to the north.

The project site is located kitty-corner to the large Heather
Lands master-planned neighbourhood. The future size and scale
of the Heather Lands buildings are a major contributor to the
overall massing of this proposal.

We believe this proposal will be an important contribution to the
evolution of the Cambie corridor and the City of Vancouver as it
provides much-needed housing for the neighbourhood. Not only
Is the quantity of housing relevant, but the wide range of housing
types allow for a multitude of residents to live in one building.
The large amount of commercial facing West 33rd Avenue will
provide much-needed neighbourhood-serving retail to the area.

@ FSR 0 Storeys

Apartments CRUs

Studio Lofts

3-Level Townhouses




1| CONTEXT

CAMBIE CORRIDOR PLAN

The project is located within the Cambie corridor, and specifically in the Queen Elizabeth neighbourhood. The project complies with the strategic directions as outlined in the Cambie Corridor Plan.

Uses: Mixed-use
Density: Up to 2.0 FSR
Height: Up to 4 storeys

OF
VANCOUVER

* A mix of commercial uses, which may include retail,
service, or community-serving uses, is required at

grade Z%

« C-2 zoning and guideline provisions will generally guide (il
the form of development for this site L,

CAMBIE

CORRIDOR
PLAN

« Full block assembly is encouraged

- O O e e e ..
v

« Smaller assemblies will be considered with the
provision of:

« shared parking access for future developments

« zero-lot line adjacent to future development
» Careful consideration should be given to the eastern
lane to create a positive interface with adjacent
residential area EZZ3 Mixed-use (up to 4 storeys)

« Grade changes should be carefully considered for
loading purposes

LEGEND

mmm Tower (13+ storeys)

= Apartment (up to 12 storeys) « Development proposals will include required public

realm features (i.e., street trees, wide setbacks and
flexible space in front of retail). See Cambie Corridor
Public Realm Plan.

Oskst

mmm Apartment (up to 8 storeys)
. Apartment (up to 6 storeys)

@ Apartment (up to 4 storeys strata
or 6 storeys rental)

Apartment (up to 4 storeys)

Refer to the Built Form Guidelines (Chapter 5) for more
information.

Townhouse

Mixed-use tower (13+ storeys)

mmm Mixed-use (up to 10 storeys)
Pz *The suggested FSR range is an estimate based on intended
urban design performance. The development potential for
each site may fall within, below, or above the FSR range. More
information is provided in Chapter 5

Mixed-use (up to 8 storeys)

et Mixed-use (up to 6 storeys)

wti. Mixed-use (up to 4 storeys)
W Tower with choice of use L

BN Apartment with choice of use at
grade (up to 6 storeys)

e
L]

Intensive employment Hiai

Uniqgue site (opportunity for
higher densities)
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mmm Major Project (separate planning
program underway or approved)

YOUVILLE RESIDENCE

4-STOREY MIXED-USE
TOWNHOUSES - (EXISTING)

Other

Existing townhouse
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1.1 POLICY AND FRAMEWORK



Housing Mix Policy for Rezoning Projects -
2016

C2 Guidelines - 2023

Green Buildings Policy for Rezoning - 2017

High-Density Housing for Families with
Children Guidelines - 1992

Rezoning applications that include any residential
strata housing are required to include a minimum
of 35 percent family units, including a minimum of
10 percent three-bedroom units and a minimum
of 25 percent two-bedroom units. The proposal
exceeds this requirement with 57.3% family units
proposed.

The Cambie Corridor Plan refers to C-2 Zoning
guidelines to guide the form of development of
the site. The project massing has been developed
following these guidelines.

A Sustainable Design Strategy confirming that the
design is on target to meet the requirements of the
policy is required as part of the rezoning application.
The following documents are submitted as part of
this rezoning application:

-Brief summary of strategies and measures

-Preliminary embodied emissions calculations

-The site IRMP

-Commitment by the owner to meet this
requirements

The intent of the guidelines is to address the key
issues of site, building and unit design which relate
to residential livability for families with children.

The proposal follows these guidelines, with more
than 50% of the units sized for families (2br, 3br
and 4br). Amenity spaces meet the intent of this
guideline by providing ample indoor and outdoor
space for residential use. There are various large
open spaces with different levels of privacy and
sociability.

Family Room:
Housing Mix Policy for Rezoning Projects

Vancouver
Housing
Initiative

A City Everyone Can Call Home

July 13, 2016

SO o

VANCOUVER

Guidelines

C-2 Guidelines

Approved by Council December 2, 2003
Last amended October 17, 2023

Tapa: .
<2 City of Vancouver pianning By-law Administration Bulleti
1 Planning, Urban Design and Sustainability Department

453 West 12th Avenue, Vancouver, BC V5Y 14 | tel: 3-1-1, outside Vancouver 604.873.7000 | fax: 604.873.7100
website: vancouver.ca | email: planning@vancouver.ca | app: VanConnect

GREEN BUILDINGS POLICY FOR REZONING -
PROCESS AND REQUIREMENTS

(Formerly: Green Rezoning Process)

Authority - Director of Planning

Effective July 22, 2010
Amended June 25, 2014, June 8, 2015, January 14, 2016, and April 28, 2017

(Applies to rezoning applications after April 28, 2017)

April 2017

$2

City of Vancouver zand use and development Poficies and Guideli
Communty Serrces. 430 W 2200 A Vasooowe, MG W3V TR GIMBAT J4 Tar 8137060
planning ety vancoaver be ea

HIGH-DENSITY HOUSING FOR FAMILIES WITH
CHILDREN GUIDELINES

Adopted by City Council March 24, 1952
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MAP LEGEND

Queen Elizabeth Park

Van Dusen Botanical Garden
Oak Meadows Park

Douglas Park

Hillcrest Park & Sports Centre

SCHOOLS
6 Ecole Rose-des-Vents/Jules-Verne
7 Eric Hamber Secondary School

HEALTHCARE BUILDINGS
8 Women's Hospital
9 BC Children’s Hospital

RELIGIOUS BUILDINGS

10 Oakridge Seventh-Day Adventist
Church

1 Holy Name of Jesus Parish

12 Roman Catholic Archdiocese of
Vancouver

Heather Lands ‘
Oakridge Transit Ceritre
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2 | SITE

The site is located at 625-691 West 33rd
Avenue and is currently zoned as R1-1. It is
comprised of five (5) single family lots that will

be consolidated to form one single project site
of 3,869 m2 (41,646 SF).

The neighborhood is made up of an eclectic
mix of uses with a church, senior care facilities,
community facilities and low and mid-rise
residential located close by. The site falls under
the Cambie Corridor Phase 3 Plan (Section
4.2.5).

To the southwest, the masterplanned rezoned
MST Heather Lands project envisions multiple
high-rise towers and mid-rise buildings on the
21 acre site located between West 33rd Ave and
West 37th Ave.
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2900-5000 Wilow 51

This site is one of the last single-family home
parcels facing West 33rd Avenue in this vicinity
(Between Cambie Street and Willow Street).

1.4 CONTEXT PLAN
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SITE PHOTOS
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@ Street view - West 33rd Ave - looking East

@ Street view - Heather St- looking East @ Street view - Lane looking West
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1| Site 2 | Basic Massing 3 | W33rd Facing Retail 4 | Raised Courtyard
The site is steeply sloped - West 33rd Ave Following the required 3.7M setbacks, a 6-storey Retail is located along W33rd Ave following The centre of the residential portion is carved
is ~10" higher than the Lane. volume is extruded up to determine the overall the Cambie Corridor Phase 3 mixed-use away to create a courtyard and appropriate depth
massing volume. program requirement. units.
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3.1 DESIGN DIAGRAMS




5 | Opening

The fully-enclosed residential massing is broken at
the western side to allow more light into the courtyard.
The opening articulates the massing along heather st.
helping to emphasize the lobby.

-

3.1 DESIGN DIAGRAMS

6 | Articulation

the long retail frontage is broken into different parts that vary
in expression and alignment to increase overall articulation at
grade. A sixth level is added to the southwest corner to allow
for an indoor amenity with direct access to the outdoor rooftop
area.

The massing break along Heather st. is setback to further
enphasize the importance of the lobby. The back-of-house
(parking entry/loading/service] is located at the north-east
corner of the site.

The lane-level loft units are paired up and rhythmically
recessed to vary the lane-facing elevation.

7 | Program

The program of the project is varied with different types of
residential homes distributed throughout the entire building -
three (3] level courtyard-facing townhouses, loft-style studios
facing the lane, and various sized apartment-style homes (1br
to 4br) wrapped throughout the building.

8 | Materiality

Three interlocking materials will be utilized to help articulate
and differentiate the project further

e Commercial: Curtainwall and Brick
e Outward facing Residential: ACM Panels
e Inward (Courtyard) facing Residential: ACM and Brick

REAR LANE FACING

Commercial Residential Residential Residential
Apartment Townhouse Lofts

Elevator Stair

Circulation / I Circulation /
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Diagram Showing Location and Extent of Vertical Circulation

Level 7
Amenity
Rooftop Outdoor Amenity Area

Level 6
Residential
Townhouses Level 3

Level 5
Residential
Townhouses Level 2

Level 4

Raised Courtyard Level
Residential
Townhouses Level 1

Level 3
North: Residential Apartment Flats
South: Upper Area of CRU

Level 2
North: Upper Mezzanine of Lofts
South: W33rd Facing CRU

Level 1

North: Ground floor of Residential Lofts

South: Underground Parking

Level P1
Underground Parkade and Storage

Elevators and Stairs

One of the defining features of this proposal is the way that residents circulate through the building. There are three different
residential elevators which are dispersed evenly across the building. The intention of locating the elevators in this manner is to
group different units to each elevator, creating a lower demand for each elevator and to build a sense of neighbourliness for each
group of units which are dedicated to each elevator.

Residential access to unit:

Via car through the parkade:
The parking stalls will be arranged to ensure the shortest walk from the residential stall to their elevator.

Pedestrian access through the Heather Street Lobby:

The main west-facing Heather Street lobby will allow all residents to access Elevator A. This elevator will bring residents up from
grade to the Raised Courtyard level. From the Raised Courtyard, there are pathways to the townhouse front doors and two other
elevators and access stairs leading to different units throughout the building.

Visitor/Commercial Access:
Elevator D is located within the commercial parking pool at Level 1. From this elevator, visitors and commercial guests will be

transported to grade along West 33rd Avenue - where they can access the multitude of CRU’s along this street. As well, there are
two secure commercial parking stair exits (Stair 4 and 6) which lead to grade to either the east lane or Heather Street.

Stair Core Elevator Core
RESTELEL Commercial Residential Commercial
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Looking Northwest at Corner of W33rd Ave and West Lag
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Corner of West 33rd Ave and East Lane

Corner of Heather Street and North Lane | AGng North Lane




PROJECT STATISTICS

FSR SUMMARY (FLOOR BY FLOOR)

PROGRAMMATIC AREA STATS

GFA [sf] | Sellable | Efficiency FSR FSR
[sf] Area
[sf]
Residential 93,309 77,052 82.6% 90,073 2.16
Commercial | 20,943 16,585 79.2% 20,486 0.49
Total 114,252 93,637 82.0% 110,559 2.65
UNIT COUNT / MIX /AVG SIZE
Count Mix [%] Avg Size
[unit] [sf]
Studio 18 22.0% 499.7
1BR 17 20.7% 621.6
2BR 24 29.3% 933.4
3BR 15 18.3% 533.9
4BR 8 9.8% 1,656.3
Total 82 100.0% 939.7
Non-Family Units 35 42.7% 558.9
Family Units 47 57.3% 1271.4
COMMERCIAL UNIT SIZE
CRU Area [sf]
1 2,188
2 1,518
3 1,459
4 1,774
5 1,219
6 1,357
7 1,692
8 1,387
9 1,751
10 2,240
Total 16,585

Residential Residential OTB | Residential net Commercial Commercial OTB | Commercial net | Net Floor Area Storage Amenity [sf] Bicycle Residential Commercial | Total FSR [sf]
GFA [sf] Exclusion [sf] GBA [sf] GFA [sf] Exclusion [sf] GBA [sf] [sf] Exclusion [sf] Storage/ FSR [sf] FSR [sf]
Service room
[sf]
1 7,735 0 7,735 556 0 556 8,291 0 0 457 7,735 99 7,834
2 9,324 3,548 5,776 19,364 465 18,899 24,675 0 0 108 5,668 18,899 24,567
3 10,333 843 9,490 18,761 17,273 1,488 10,978 0 0 0 9,490 1,488 10,978
4 21,733 0 21,733 0 0 0 21,733 280 0 0 21,453 0 21,453
5 23,182 0 23,182 0 0 0 23,182 210 0 0 22,972 0 22,972
6 22,267 0 22,267 0 0 0 22,267 170 0 0 22,097 0 22,097
7 3,126 0 3,126 0 0 0 3,126 0 2,468 0 658 0 658
Total 97,700 4,391 93,309 38,681 17,738 20,943 114,252 660 2,468 565 90,073 20,486 110,559
UNIT AREA SUMMARY AREA SUMMARY - LEVEL
Unit Type In suite Count L1 L2 L3 Unit Total | Total Area L1 L2 L4 L5 L6 L7/Roof
Storage? [sf] [sf]
Loft A1 STUDIO 9 324 147 471 4,239 2,916 1,323
Loft ATA STUDIO 8 356 147 503 4,024 2,848 1,176
Loft Alb STUDIO 1 535 197 732 732 535 197
B1 1BR 10 564 5,640
B2 1BR 1 764 764 764
B3 1BR 3 632 1,896 632 632 632
B4 1BR+D Y 3 756 2,268 756 756 756
C1 2BR 1 926 926 926
C2 2 BR 4 850 3,400 3,400
C3 2BR Y 2 913 1,826 1,826
Ch 2BR 2 858 1,716 1,716
C5 2BR 1 830 830 830
Cé 2BR Y 1 939 939 939 Total
C7 2BR 3 922 2,766 922 922 922
c8 2BR Y 3 1,032 3,096 1,032 1,032 1,032
C8a 2BR Y 3 1,001 3,003 1,001 1,001 1,001
C9 2BR 3 1,001 3,003 1,001 1,001 1,001
C10 2BR 1 896 896
D1 3BR Y 1 1,713 1,713 1,713
Di1a 3BR 1 1,713 1,713 1,713
D2 3BR 1 1,040 1,040
D3 3BR Y 2 1,771 3,542 1,771 1,771
TH 3BR 10 487 487 409 1,383 13,830 4,870 4,870 4,090
E1 4 BR 4 1,696 6,784 3,392 3,392
E2 4 BR 2 1,638 3,276 1,638 1,638
E3 4 BR 2 1,595 3,190 1,595 1,595
19 82 77,052 6,299 2,696 7,576 20,615 20,323 19,543 0 77,052
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PARKING REQUIREMENTS

PARKING CALCULATIONS/UNIT

Parking Reduction [W/I 400m of FTN] UNIT TYPE Count SF M2 SUM 0.5 sta[l/ 0.6 stall/ Tstatl/
Unit Extent Rate Formula Required CoV Bylaw Reduction % Space Req'd unit unit 200m?2
Residential (GFA <50SM) DU 17 0.5 per DU 0.5*DU 9 4.2.1.13 20% 7 Loft AT 7 471 438 3938 45
Residential (GFA 505M GFA <180 SM) 65 0.6 per DU 0.6 *DU 39 20% 31 Loft ATA 8 503 4e.7 3738 40
Residential GFA 0 82 1 per 200SM GFA 1 * (GFA/200) 32 20% 26 Loft ATb ! 732 68.0 68.0 0.6 03
Residential Visitor DU 82 0.05 per DU 0.05*DU 4 4.1.15 0% 4 B 10 564 524 524.0 6.0 2.6
Accessible Residential 82 1+ 0.034/additional DU 1+0.034 * (DU-7) 4 4 0% 4 B2 ! 764 710 710 0.6 0.4
Total Residential and Visitor Space Required 84 - - 68 B3 3 632 58.7 1761 18 09
B4 3 756 70.2 210.7 1.8 1.1
Parking Reduction (w/i 400m of FTN]) cl 1 726 86.0 86.0 06 04
Unit Extent Rate Formula Required CoV Bylaw Reduction % Space Req'd c? 4 80 79.0 3159 24 16
Commercial GFA 1,946 1/100SM up to 300 SM 3+(GFA-300)/50 36 4.2.5.1 20% 29 c3 2 913 8.8 169.6 12 08
(SM) +1/505M C4 2 858 79.7 159.4 12 0.8
Accessible Commercial GFA 1946 1 (up to 500SM) + 1+0.04 * (GFA- 2 4.8.4(b) 0 2 C5 1 830 771 771 0.6 0.4
(SM) 0.4/1000SM 500]/1000 Cé 1 939 87.2 87.2 0.6 0.4
Total Commercial Spaces Required 36 29 C7 3 922 85.7 257.0 1.8 1.3
C8 3 1,032 95.9 287.6 1.8 1.4
Grand Total 120 97 C8a 3 1,001 93.0 279.0 1.8 1.4
PARK'NG PROVIDED Cc9 3 1,001 93.0 279.0 1.8 1.4
C10 1 896 83.2 83.2 0.6 0.4
Residential
esidentia D1 1 1,713 159.1 159.1 0.6 0.8
Provided Regular Small Total Stalls Visitor Accessible Accessible Total Residential
Equivalent D1a 1 1,713 159.1 159.1 0.6 0.8
quivalen
P o7 10 77 A 8 D2 1 1,040 96.6 96.6 0.6 0.5
1 3 3 5 4 0 D3 2 1,771 164.5 329.1 1.2 1.6
Total 70 13 3 4 4 8 95 TH 10 1,383 128.5 1284.8 6.0 6.4
ota
E1 4 1,696 157.6 630.3 2.4 3.2
Ratio 84% 16% 100% +17 over required :
c ol E2 2 1,638 152.2 304.4 1.2 1.5
ommercia
E3 2 1,595 148.2 296.4 1.2 1.5
Provided Regular Accessible Equivalent Total Equivalent
P Total 82 6,094 8.5 39.0 32.0
L1 25 2
Total 25 2 29
Rate Space Req'd CoV CLASS A CLASS B REQUIRED | PROVIDED +/- STORAGE COUNT
Uni E
nit xtent
CLASS A CLASSB | CLASSA | CLASSB | Bylaw RESIDENTIAL COMMERCIAL RESIDENTIAL 63 89 26 UNITS
Residential (GFA <655M) 30 15 2UPTO 20 45 HOR VER LOCK 0/S TOTAL COMMERCIAL ROOM 1 (P1) 7
Residential (GFA 655M < GFA <105 SM] DU 30 25 DU's+1 PER 75 5 4215 26 32 24 9 91 6 6 ROOM 2 (P1) 20
Residential (GFA >105 SM] 22 g | ADDITIONAL T g 32 1 43 ROOM 3 (P1) 8
20 DU’s 32 7 39 ROOM 4 (P1) 11
Total Residential spaces required 186 5 % 3% ROOM 5 (P1) 9
1 PER 6 PER 126 50 24 9 209 I3 I3 ROOM 6 (P1) 4
Commercial m?2 1946 340m2 ADDITIONAL 6 6 6.25.1 60% 24% 1% 4% 12 ROOM 7 (P1) 2
1000m2 ROOMB(PI)| 10
Total spaces required 192 1 ROOM 9 (L1) 18
TOTAL 89
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DST MARCH/SEPTEMBER 21 | SPRING/AUTUMNAL EQUINOX

EQUINOX 12PM

West 33rd Avenue West 33rd Avenue

EQUINOX 2PM EQUINOX 4PM
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DST JUNE 21 [ SUMMER SOLSTICE

West 33rd Avenue West 33rd Avenue

SUMMER SOLSTICE 2PM SUMMER SOLSTICE 4PM

3.4 SHADOW ANALYSIS
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