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INTRODUCTION
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REZONING INTENT

On behalf of TL REGENT PROPERTY INC. Ledcor Property Investments Ltd. is pleased to submit a Rezoning Application for the property located at
2212 West 10th Avenue. Ledcor Property Investments Inc. intends to rezone the property at 2212 West 10th Avenue to permit a purpose-built rental
project. The property is one of a number of sites in the city where significant investment in fibre optic infrastructure by TELUS over the past decade is
helping drive opportunities for redevelopment that will add much needed rental homes to neighbourhoods, like Kitsilano, with the intent of transforming
sites that have housed infrastructure uses for many decades into developments that will add much needed rental homes to many neighborhoods.

2212 West 10th Avenue is currently improved with a TELUS Central Office (CO) that houses telecommunications equipment, and a surface parking lot
for vehicles and related equipment. A new much smaller CO will be constructed onsite and will be located to facilitate the new development. The site
currently does not have any rental housing on it, therefore redevelopment will not result in any tenant displacement.

The site is located within the Broadway Plan area, in the Kitsilano neighborhood and specifically in the Broadway - Arbutus South sub-area. The Plan
allows for a rezoning to be considered for the development of a mixed-use or 100% residential building with secured rental and below-market rental up
to 20-storeys and a density of up to 6.5 FSR. A rezoning enquiry was submitted to the City of Vancouver in January 2024 and a staff response was
received in May 2024. This rezoning submission responds to the intent and policies of the Broadway Plan and addresses the comments provided in
the May 2024 staff response letter.

PROPOSAL

Our proposal is consistent with the Broadway Plan (and proposed Broadway Plan amendments) and includes a 25-storey residential building, including
a four-storey podium, providing approximately 221 units of rental housing (20% at below-market rates), with a density of 6.5 FSR. The proposal also
includes a new CO located on the southwestern portion of the site along Marstrand Avenue, which takes the existing CO off the more prominent corner
at West 10th Avenue and Yew Street and allows for the creation of more pedestrian-friendly frontages. The new CO will be two levels, with one level
located below-grade, which helps to reduce the visual impact of the structure. The density of the at-grade portion of the CO is 0.15 FSR, for a total
project density of 6.65 FSR.

Ledcor Property Investments Ltd.

Lorne Wolinsky
Vice-President, Development
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NEIGHBOURHOOD & SITE

The proposed development is located at 2212 West 10th Avenue in the
Broadway / Arbutus South neighbourhood. The site is currently occupied by
the 1945 B.C. Telephone Cedar Exchange Building which through previous
building upgrades is currently a TELUS central office (CO).

Located in a multi family residential area its immediate neighbours are mid-rise
apartment buildings on either side and St Johns School across the street. It is
within 400m of the future Arbutus Broadway Subway station and is served by
multiple bus routes via West Broadway. It also benefits from close proximity to
shops, the Arbutus Greenway, parks at various scales and a variety of
community amenities which include Kitsilano Community Centre, Kitsilano
Secondary School and Lord Tennyson Elementary School.

The site consists of 4 lots with a total area 2322.9 m2 (25,004.3 sq. ft.). It has a
frontage along West 10th Avenue of 61m (200ft) and a depth of 38m (125ft).
The TELUS property has transitioned to fibre optics cables and the existing
building is larger than required. This creates the opportunity to build much
needed rental accomodation and a new smaller TELUS CO on the same
property.

The proposed building is a 25 storey, 100% rental building (20% of which is
below market), with three levels of secure underground parking. The proposed
FSR is 6.5 for residential density and 0.15 for at-grade utility - the new TELUS
CO.  The total combined density is 6.65 FSR.

Existing Zoning: C-7
Existing use: Utility & communication building - Telus Central Office (CO) and
surface parking

Proposed Zoning: CD-1 (Comprehensive  Development)
Proposed Use: Rental Residential & Utility
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6.1 - CHARACTER AREAS

6.1 - PLANNING DIRECTION, CENTRES

site

site

BROADWAY PLAN

2212 West 10th is located in the Broadway / Arbutus South - Area D sub area of the Broadway Plan. The Broadway Plan
is a comprehensive framework designed to guide the development and revitalization of the Broadway Corridor, a key
area in Vancouver. The plan focuses on transforming this area into a vibrant, mixed-use, and sustainable urban
neighborhood. Here are the main components of the Broadway Plan:

· Development and Density: The plan envisions increased density along the Broadway Corridor, especially around key
transit stations. This involves higher residential and commercial buildings to accommodate a growing population
and support local businesses.

· Public Transportation: A major component of the plan is the enhancement of public transit. The Broadway Plan
supports the expansion of the SkyTrain system, particularly the extension of the Millennium Line, to improve
connectivity and reduce congestion.

· Affordable Housing: Addressing the need for affordable housing is a priority. The plan includes strategies to integrate
affordable housing options within new developments to ensure diverse and inclusive communities.

· Public Spaces and Amenities: The plan emphasizes the creation of public spaces, parks, and recreational facilities
to enhance the quality of life for residents. It also aims to improve pedestrian and cycling infrastructure.

· Economic Growth: By fostering a mix of residential, commercial, and cultural spaces, the plan aims to stimulate local
economic growth and support a thriving neighbourhood.

· Sustainability: Sustainable development practices are central to the plan, including energy-efficient buildings, green
infrastructure, and initiatives to reduce the carbon footprint.

· Overall, the Broadway Plan seeks to create a dynamic, accessible, and sustainable urban environment that meets
the needs of Vancouver's growing population while preserving the character of the city.

The Broadway Plan provides long-term guidance on topics such as: land use, urban design, housing, jobs and
economy, transportation, parks and public spaces, cultural infrastructure, social planning, heritage features,
sustainability, and community facilities. Given the complexity and reach of this policy, its intent is to provide a
framework to guide future developments within each policy area.  The Broadway Plan has broken False Creek Flats,
Mount Pleasant, Fairview, and Kitsilano into four distinct Character Areas. These areas include:

· Centres
· Industrial/Employment Areas
· Existing Low Density Areas
· Existing Apartment Areas
· Villages

At 10th and Yew the project is located in a 'centre' which is described as newer mixed use and commercial area.

Relevant plan directions from the policy are;

*Strategically locate new housing opportunities, particularly secured rental and social housing, through increased
heights and densities

*Integrate the Broadway Subway stations into the surrounding neighbourhood with active commercial uses, wider
sidewalks and public realm improvements, and intensify opportunities for new housing and job space in the station
areas.

The location and program of this project seeks to build on these aspirations as it will provide 100% rental and it is
located close to the new Broadway Subway station at Arbutus.

dys architecture
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7.1-OVERALL LAND USE CONCEPT PLAN

8.1-KITSILANO NEIGHBOURHOOD LAND USE

BROADWAY/ARBUTUS SOUTH

8.8-BROADWAY/ARBUTUS SOUTH-AREA D

8.8.1-KBAD POLICY SUMMARY TABLE

The overall intent is to strengthen Broadway/Arbutus South neighbourhood as a vibrant, walkable mixed-use
area close to rapid transit by providing opportunities for additional housing (particularly secured rental and
social housing), job space, amenities and local-serving retail/service uses.

dys architecture
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The proposed architecture of 2212 West 10th Avenue meets aspirations and requirements of the
Broadway/Arbutus South Sub Area D (KBAD) by providing a high rise multi family residential building. It has
221 rental units and as per policy 20% of these units are below market.

A podium and tower building the podium is 4 storeys - in compliance with the Broadway Plan and the overall
building height is 25 storeys as per the maximum deviation above the current maximum of 20 storeys. This is
noted in the proposed Broadway plan amendments.

The total FSR is 6.65 which is in line with what is allowed for the site and previous city guidance - 6.5 for
Residential and 0.15 for the above grade portion of the new TELUS Central Office.

POLICY & GUIDELINES
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In the following aspects we are compliant with the Broadway Plan:
· 8.8.1 KBAD Policy Summary Table
· Uses - The project is mixed use residential.
· Option/Tenure - The project is compliant as Rental Housing
· Max Density - The project is compliant with a 6.65 FSR
· The project will include a minimum of 20% of the residential floor

area as secured at below-market rental
· 11.1.5 The minimum frontage for a site with a tower is generally 45.7m

(150 ft) - Minimum frontage requirement provided.
· 11.1.7 Tower placement should demonstrate a minimum separation

between existing towers and potential future towers within the block
and adjacent blocks - There are currently no existing towers in the
surrounding area. When factoring the future potential for towers to be
developed along Broadway a minimum setback of 80ft to a residential
tower is achievable

· 11.1.8 Tower units should be designed so as to minimize direct line of
sight between adjacent uses where possible - Compliant - The tower
has been designed to minimize direct line of sight between the
existing and future adjacent uses where possible.

· 11.1.9 Front yard setbacks should consider nature and character of
the fronting streets - The proposed design improves the existing
street interface and connection.

· 11.1.10 Rear yard setbacks should support a pedestrian-friendly lane
interface - Compliant

· 11.1.11 Building setbacks should apply to whole building -
Compliant The project proposes a single tower and a four storey
podium that complies with setbacks for the whole building.

· 11.1.13 A partial storey for rooftop amenity spaces is encouraged to
support common outdoor amenity space - A rooftop common
outdoor amenity space has been provided at L5.

· 11.1.20 All residential units should have access to private outdoor
space. - Private outdoor space has been provided for all units.

· 11.1.22 For outdoor amenity spaces and facilities that support
communal meals, gathering and socializing, agriculture planters
should be provided. - Urban agriculture planters have been provided
at the ground floor and roof top amenity spaces.

· 11.1.23 Consider locating outdoor amenity spaces adjacent to or
visible from indoor shared space for passive supervision. Compliant
- Levels 1 and 5 have outdoor spaces adjacent to indoor amenity
spaces for passive supervision.

· 11.1.25 Building should be designed to maximize sunlight on outdoor
play spaces. Compliant

· 11.1.29 Building architecture should be of its time while considering
the architectural history of the neighbourhood, the surrounding
neighbourhood context, and the emerging character of the
neighbourhood. Compliant

· 11.1.30 Within a single, strong architectural concept, variety is
encouraged between buildings to avoid repetition and to create an

interesting streetscape environment. Compliant
· 11.1.31 Typically, residential buildings will have a secondary

expression at the higher level with a clear expression of the base and
entry. Compliant

· 11.1.32 Building entrances should be clearly recognizable and
appropriately scaled to street and neighbourhood context - The
building main entrance designed at a scale to match the existing
neighbourhood and is clearly defined.

· 11.1.35 Ground floors should be lively, people-focused and urban in
character, and provide a sense of security at all hours. Compliant

· 11.1.43 Front building facades should be animated… engaging
edges that promote social interaction - The project at grade has been
designed with ground floor patios that engage the street frontage
while providing an abundance of landscape elements at the
street/sidewalk interface.

· 11.1.44 Weather protection should be provided for common
entrances, and for exterior residential entrances. Compliant

· 11.1.45 Building and landscape design should create clearly
delineated transitions from the public realm to the private. At each
transition, consider how layers of planting and/or grade change can
be utilized to provide the appropriate balance of privacy and
sociability. Compliant

· 11.1.46 The use of hedges and planted barriers or screens are
encouraged, however, full height, solid fencing and other continuous
visual barriers should be minimized allowing filtered views between
spaces. Compliant

· 11.1.47 Lane buildings should activate and animate the lane with
entrances and windows that directly face the lane. Blank or opaque
facades should be avoided. Compliant

· 11.1.49 Maximize tree retention - Compliant - The project will
maintain a number of significant trees.

· 11.1.50 Below grade parkades should be set back from the property
line to provide adequate space and soil volume for trees. Parkades
should be notched at the site perimeter to support tree retention and
growth - The parkade is set back from the West 10th Avenue property
line to allow for proper soil depth.

· 11.1.51Enhance habitat for birds, pollinators, and other flora and
fauna where possible. Compliant

· 11.1.52 Incorporate strategies for integrated rainwater management in
frontage improvements, landscaped areas, public plazas and outdoor
amenity spaces. Compliant

· 11.1.54 Solar shading devices integrated into the overall building
expression should be incorporated where appropriate - Compliant

· 11.1.55 Parking entries, loading and service facilities should be
located at the lane. Where lane access is not available, these
elements should be located to minimize impact on key pedestrian and
cycling connections and frontages. Compliant

· 11.1.56 Screening in the form of feature landscaping or architectural
treatment should be provided where required to visually divide service
areas from the public realm. Compliant

· 11.1.57 Loading spaces may be located at grade open to the lane,
but should be solidly roofed to avoid noise and visual impacts.
Negative impacts are to be avoided through appropriate height,
lighting, painting, and screening (including doors). Compliant

· 11.1.59 Building entrances and layouts should be designed to
facilitate easy access to secured bike parking and storage.
Compliant

· 11.4.2 A consistent 4-storey podium should be provided in residential
areas. Four-storey architectural expression has been provided.

· 11.4.5 Minimum frontage: 45.7m - Compliant, 11.4.6 Minimum lot
depth: 33.5m - Compliant

· 11.4.7 Front yard setbacks should be minimum 3.7m (12ft).. - A 12ft
front yard setback has been provided.

· 11.4.8 Underground parking structures should be setback from the
front property line to ensure adequate soil depth. Compliant along
West 10th.

· 11.4.9 Side yard setback for the podium should be a minimum 2.4m
(8ft) - A greater than 8ft setback has been provided for the side
yards.

· 11.4.10 Rear yard setbacks should allow for useable ground floor
outdoor space… - A rear yard setback that allows for useable ground
floor outdoor space has been provided.

· 11.4.11 …maximum tower floor plates of 604 sq.m. (6,500 sq.ft.) -
Compliant

· 11.4.14 Where possible, ground floor units should open onto useable
outdoor space. - Ground floor units have been provided with access
to private patios, useable outdoor space.

· 11.4.15 Where ground floor units are accessed primarily from an
interior corridor, outdoor spaces should be designed… with improved
privacy screening and more generous dimensions. - Larger patios
have been provided for ground floor units.

· 11.4.16 Shared outdoor amenity space should be provided at the
ground floor, podium and/or rooftop. - Outdoor amenity spaces are
provided both at the ground floor and the podium rooftop.

· 11.4.18 Building form, massing and design should reduce the
apparent scale of the building, provide human-scaled design and
ground level, and mitigate both overlook and shadowing. -
Compliant - The project incorporates architectural elements that
reduce the scale of the building at the ground level and mitigate
overlook and shadowing but simplifying the overall building footprint.

· 11.4.19 Buildings should promote socialization among residents and
include sufficient co-located indoor and outdoor amenity spaces.
multiple indoor and outdoor amenity spaces have been provided

Broadway Plan Variance
Based on the existing conditions of the site the following item would 
require a variance:

· 8.8.1 Policy Summary Table Allowed - Maximum Height - 20 storeys.

Proposed - 25 storeys (See Broadway Plan Amendments-Building Heights-
"Where additional height is required it is expected to range from 1-2 storeys up
to a maximum of 5 storeys. Where building heights are increased, there would
be greater public open space provided on the ground, or more space
between buildings"

260 - 1770 Burrard Street   Vancouver  BC   V6J 3G7
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Guideline compliance with regards to High-Density Housing For Families

With Children :

2.1 Site Selection

2.1.1 Objective:  Families with children should have reasonable and effective

access to essential community services and recreational amenities.

Compliant:  Site is less than 0.8 km walking distance of an elementary school

and its outdoor play area, a daycare centre, an after-school care facility, a

community centre, grocery shopping, and within 0.4 km walking distance to a

playground and a public transit stop.

2.2 Surrounding Land Uses

2.2.1 Objective: Housing for families with children should be protected from

conflicts with adjacent land uses

Compliant: Site sits within the heart of the Broadway/Arbutus South

neighbourhood next to many single family homes and 4-6 storey residential

strata and rental properties.

2.3 Neighbourhood Compatibility

2.3.1 Objective: To encourage new high-density family developments to fit into

their surrounding neighbourhoods.

Compliant: Project scale and design will be to comparable to surrounding

setbacks, materials, and form.

2.4 Number of Family Units

2.4.1 Objective: There should be a sufficient number of family units in a project

in order to give children peers to play with; to encourage a sense of

community; and to support provision of adequate outdoor and indoor amenities

for families and children.

Compliant: Project contains 88 family units.

2.5 Household Mix

2.5.1 Objective: In developments planned for a mix of household types, the

family units should be grouped together in the most appropriate parts of the

building or site.

Compliant: The majority of the family units are in close proximity to other

units.

3.1 Hierarchy of Spaces

3.1.1 Objective: To ensure that residents and visitors can easily distinguish

among the private, semi-private (areas for the use of residents only),

semi-public (accessible to the public but still on-site), and public realms in and

around a development.

Compliant: Individual units, their entries, and private outdoor spaces have

been designed to maximize security. All common outdoor spaces and indoor

amenity spaces are limited to residents and invited guests and will be in

accordance to the Crime Prevention Through Environmental Design (CPTED)

3.2 Common Open Space

3.2.1 Objective: There should be appropriate open space to meet the on-site

needs of children and adults.

Compliant: The project will include both indoor and outdoor amenity spaces.

The indoor amenity spaces will be located on Main Floor and Level 05 for a

total 5887.9 ft² (546.9 m²) and over 8300 ft² (777.0 m²) of outdoor space.

3.3 Outdoor Play Areas for Children

3.3.1 Objective: Children of all ages should have easy access to appropriately

located, designed and landscaped outdoor play areas.

Compliant: The project will include 8300 ft² (777.0 m²) of outdoor space with

the largest area being on level 5 with covered and open areas. This open

space will receive uninterrupted sunlight from 11:00am - 4:00pm on

December 21.

3.4 Supervision of Children's Play

3.4.1 Objective: Recognize that small children require supervision while playing

in common outdoor and indoor play spaces and facilitate opportunities to

achieve that supervision by parents and other caregivers from within individual

units or their private open spaces

Compliant: Both outdoor amenity spaces, located on the Main Floor and the

5th floor, have unobstructed views from the connecting indoor amenity space

and across the entire space.

3.5 Children's Safety

3.5.1 Objective: Design the whole environment with the safety needs of

children in mind.

Compliant: All spaces accessible to children will be safe and any children's

equipment installed to follow the manufacturer's specification.

3.6 Pedestrian Circulation Routes

3.6.1 Objective: Ensure that both internal and external circulation routes are

designed to enhance security, especially for women, children and seniors, and

to accommodate the full range of activities which can be expected to occur in

them.

Compliant: All external circulation routes will be designed in accordance to

the Crime Prevention Through Environmental Design (CPTED).

3.7 Common Indoor Amenity Space

3.7.1 Objective: Provide appropriate common indoor amenity space for families

with children where individual units are not suited to desired indoor activities

Compliant: An MPR (Multi Purpose Room) equipped with a kitchenette and

accessible washroom that can house 40% of the estimated population will be

incorporated into the project on level 5.

3.8 Residents' Parking

3.8.1 Objective: Parking should be secure, accessible and adequate for the

needs of residents and visitors. 

Compliant: Project will provide a fully secured underground parkade for

residents and visitors.

4.0 Guidelines for Unit Design

4.1 Unit Size and Interior Layout Parking should be secure, accessible and

adequate for the needs of residents and visitors.

4.1.1 Objective: The size and layout of units should be appropriate to meet the

needs of families with children.  

Compliant: Family units are appropriately sized.

4.2 Privacy

4.2.1 Objective: Protect the privacy of family households.

Compliant: Project will minimize the visual and acoustic intrusion into all

dwelling units and into their private open spaces.

4.3 Private Open Space

4.3.1 Objective: Ensure that each household has a private outdoor open space

adjacent to its unit for its exclusive use

Compliant: Project will provide all tenants with a private outdoor space.

4.4 Storage

4.4.1 Objective: Provide sufficient bulk storage within the unit or within easy

access of the unit.

Compliant: Project will provide a minimum of 5.7 m³ (2.3 m²) of bulk storage

as well as bike storage for each dwelling unit

dys architecture
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1.1 Energy & Emissions

Performance Limits

· The Energy & Emissions Design Report (formerly called the ZEBP Rezoning Energy Checklist) 2 is included in this
submission.

· This project will meet the Vancouver Building By-law energy and emissions performance limits expected to be in
force at the time of the project's first Building Permit application. See preliminary energy modelling report for further
detail.

Technical Guidance:

· Refer to the City of Vancouver Energy Modelling Guidelines 2 for technical guidance on assessing compliance with
the applicable limits.

1.2 Embodied Carbon Limits

· An Embodied Carbon Design Report3, showing the inputs and results of a whole-building life-cycle assessment
(LCA) is included in this submission as per the City of Vancouver Embodied Carbon Guidelines4

· Submission is to demonstrate that the project is on track to meet the Vancouver Building By-law embodied carbon
limits expected to be in force at the time of the project's first Building Permit application.

Technical Guidance:

· Refer to the City of Vancouver Embodied Carbon Guidelines for technical guidance on demonstrating compliance.

1.3 Resilient Buildings Planning

· Developments must complete the Resilient Buildings Planning Worksheet6 to demonstrate an understanding of the
hazards and risks to the projects and how these risks may change over time due to climate change, and to identify
possible resilience strategies to mitigate the identified risks. A resilient project is built to withstand, or recover
quickly from natural and human-caused hazards and disasters, and delivers co-benefits to people and systems in
the absence of hazards and disasters.

· A resiliant building workshop has taken place for this project with all consultants and the Resilient Buildings
Planning worksheet is included in this submission.

Technical Guidance:

· Refer to the Resilient Buildings Planning Worksheet for technical guidance.

2.0 Enhanced Commissioning

· Rezoning applications shall include a Letter of Commitment from the project owner to design and build to
incorporate energy system main metering and sub-metering as outlined below. A letter of commitment from the
building owner has been submitted as part of this package.

Technical Guidance:

· A third-party Commissioning Authority (CxA) must be designated to oversee the enhanced commissioning
process. Where the proposed CxA is from the same company as a member of the design or project team, a
disclosure letter signed by the CxA and the owner must be included in the Commissioning Plan that describes
how the CxA will remain independent and objective in fulfilling their duties to the owner. The CxA must be able to
demonstrate experience commissioning projects of similar size and complexity, and be a member in good
standing of the Association of Professional Engineers and Geoscientists of British Columbia or the Architectural
Institute of BC, or otherwise holds a professional designation in building commissioning, energy management,
efficiency or sustainability (for example, a credential issued by a post-secondary institution or a third party
certification body such as ASHRAE or LEED),

· The owner and CxA are responsible for developing and documenting the Owner's Project Requirements (OPR),
and the design team and CxA are responsible for developing and documenting the Basis of Design (BOD). Both
documents should contain the project and design requirements of this Policy and other applicable green building
and sustainability policies and standards.

3.0 Energy System Sub-Metering

· Rezoning applications shall include a Letter of Commitment from the project owner to design and build to
incorporate energy system main metering and sub-metering as outlined below.

· This project will provide separate metering for each utility and sub meter all major uses. A letter of commitment
from the builidng owner has been submitted as part of this package,

Technical Guidance:

· Main metering for each energy utility and each building must be installed to provide the basic tools for energy
auditing and benchmarking. To provide the tools for building owners to better understand where and how energy
is used in buildings, the Policy also requires sub-metering of major energy end-uses and/or space uses within
each building.

· Major energy end-uses for sub-metering may include, but are not limited to, domestic hot water, space heating,
make-up air heating, cooling, fans, lighting, plugs, EV charging, and others.

· Major space uses for sub-metering may include, but are not limited to, parkades, common and amenity areas,
retail, and other spaces that differ from the primary space type of the building.

· While other applicable standards or by-laws may contain additional requirements, this Policy does not require
sub-meters for:

 1.0 - each individual residential suite, where meters are not otherwise required by a utility;
 2.0 - energy end-uses contained entirely within a residential suite; or,
 3.0 - energy end-uses estimated to use approximately 10% of total building energy use or less.

If the project includes metering of individual suites, meter data from suites must be aggregated to include 20
suites or more, or otherwise be made anonymous.

· The energy sub-metering strategy used should be appropriate for the size and complexity of the building. Smaller
or simpler buildings with less systems and space uses may require relatively few meters compared to a large
mixed-use building with complex energy systems. To maximize cost effectiveness and the quality of metered data,
the strategy may choose to: use a combination physical and virtual meters; interface with the Building Automation
System (BAS), which can collect and aggregate energy use data from mechanical equipment and other systems;
or connect digitally with meters already provided or required by utilities. The strategy should be created with direct
input from the mechanical and electrical designers as well as the Commissioning Authority, and must be designed
to provide building owners with the level of sub-meters and data necessary to conduct a high-quality energy
assessment or retro-commissioning activities.
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MASSING

A tower form sits atop a 4-storey brick podium which adheres to the Broadway
Plan and creates a continuous mid-rise street frontage. Above the podium, the
20-storey tower forms a vertical accent, harmonizing with the future high-rise
buildings planned for the area.

SETBACKS

All setbacks adhere to the broadway plan above grade and have been
implemented below grade along West 10th Avenue. These setbacks have
assisted in the preservation of existing trees along West 10th Avenue and Yew
Street, keeping consistent the existing maturity of a green street and
integrating the natural environment into the project.

BUILDING PROGRAM

Above three-levels of underground parking the four-story podium includes the
bulk of the 20% Below Market Rental Units. Amenities are located on the
Ground and 5th floors. Floors 6 to 15 primarily feature studios and
one-bedroom units, while floors 16 to 25, which offer the best views, contain
more spacious one-, two-, and three-bedroom apartments.

DESIGN RATIONALE
ARCHITECTURAL CONCEPT

PROJECT PHASING

The existing CO will remain in place whilst the new smaller CO is constructed.
This will allow for a continuous service. Once the new CO is operational the
previous CO will be demolished and the balance of the site will be available to
construct the rental building.

SITE STRATEGY

The South-West location of the CO maximizes the street frontage available
along 10th Avenue and Yew Street. The architectural and building challenge is
to fit the required parking and program around a functioning CO building. This
has led to L- shape parking levels and podium floors with the tower form on
the East of the site activating the street corner of 10th and Yew.

PODIUM HEIGHT & CHARACTER

At 4 storeys the podium height is below the existing mature trees on West 10th
Avenue. This lessens the impact of shadowing on adjacent properties (the
street already has a shadowing and shade condition from the trees) and is at
an appropriate scale for the neighbourhood.
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Thermally enhanced window wall
system

Shared Indoor
and Outdoor
Amenity spaces

Private patios

Secured below market rental

Short walk to schools,
sports fields, parks, shops,
restaurants, services, and
offices

ENVIRONMENTAL

SOCIAL

Building and Mechanical Systems:

· Window-To-Wall Ratio of less than 40%
· Continuous exterior insulation at the podium levels and thermally enhanced window wall in the tower form.
· Maximized operable windows in each residential unit for natural ventilation
· In line with low carbon initiatives, the building will be fully electric
· Daily operation of the TELUS building will create a large amount of heat. This will be captured and used as an

energy source for space heating and domestic hot water in the Rental building.

Landscaping:

· Management of storm water runoff, a detention tank has been incorporated.
· Improved air quality by increasing green space
· Provides habitat for local wildlife, supporting biodiversity and ecosystem health
· Landscaping integrates natural features into the project design, promoting ecological balance and enhancing the

environment within the development
· Outdoor amenity areas at Level 01 and Level 05 to provide access to communal gardens and social areas

Transportation:

· Secure residential bicycle storage
· EV charging stations within parkade and walking distance to EVO car share locations
· Less than 250 m walking distance to Bus and Train Transit
· Close proximity to Greenways, Cycling Paths, Playing Fields, Shops , Offices, Restaurants, and Services along

West Broadway

Amenities:

· Communal spaces at Level 1 and Level 5 are shared between affordable and market rental units and connect to
external space

Affordability:

· Proposed development includes 20% Below Market Rental Units

CPTED:

· Security entry is provided at the entrance lobby, parkade entrance, and between resident parking and visitor
parking stalls

· All exits doors, stairwells, and walking paths will be well lit and secured where appropriate to delineate between
public and private spaces

Minimize window-to-wall ratios

245m (805') to Broadway B Line and future
Arbutus Skytrain Station

Maximize operable windows
in each unit
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TOWER: WEST LOCATION

The following Shadow Studies were created to explore the impacts of shadow from the proposed tower location with regards to the SJS
(St.John's School) external teaching spaces located on the fourth floor rooftop. 3 potential locations were identified - West, Centre and East.
The results informed location of the tower so that it would minimize impacts during the school day.

WESTERN EDGE:
This tower position creates less shadowing but is not a viable option because
of its proximity to the neighbouring housing units.
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CENTRE OF SITE:
This tower position creates the most impact for shadows on the SJS
(St.John's School) external teaching spaces located on the fourth floor
rooftop.

TOWER: CENTRE LOCATION
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EASTERN EDGE:
This tower position is the optimal location for the least impacts of shadowing
and achieves separation from the surrounding buildings and future towers.

TOWER: EAST LOCATION
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View: Overall looking along West 10th Avenue View: North entry on West 10th Avenue

View: Tower north side

View: South east along West 10th Avenue
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View: Arbutus Greenway Park looking North

View: South down Yew Street View: Arbutus Greenway Park looking North West
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View: Level 01 Bike Maintenance and Amenity Space

View: Level 05 Outdoor Amenity Space
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View:Telus Building along Marstrand Avenue

View:Telus Building along Marstrand Avenue
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information  shown on this drawing  are for use on the
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without  written  permission  of dys architecture. 
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the use thereof.

Written  dimensions  shall  have precedence  over scaled
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responsible  for all dimensions  and conditions  on the
job and dys architecture  shall  be informed  of any
variations  from the dimensions  and conditions  shown
on the drawings.   Shop drawings  shall  be submitted  to
dys architecture  for review  before  proceeding  with
fabrication.
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The landscape design aims to craft an open and 
inviting entry experience that is well integrated with 
the streetscapes of West 10th Avenue, Yew Street 
and Marstrand Avenue. To preserve the large, mature 
trees along both boulevards, the design will respect 
tree protection zones through the maintenance of 
existing grades and the selection of materials that 
will support soil permeability and aeration. In addition 
to tree preservation, soil volumes for new trees and 
shrub planting will be prioritized. Moreover, planting 
selections will utilize pollinator friendly principles, 
and be layered with a variety of textures, heights 
and densities for our small bird and insect friends.

Landscape Rationale
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Outdoor amenity spaces for residents are thoughtfully distributed on the 
ground and podium levels offering a range of programmed and flex-use 
spaces. Private patios wrap the north and east sides and help ground 
the building. Each unit has direct access to the sidewalks and a level 
of understory planting will help define the transition of the private and 
public realm. Ground level amenity between the Telus building consists 
of meditative gardens, a wood deck for outdoor fitness, generous 
planting with a feature wall and water feature that could capture and 
treat stormwater runoff. Spill out space for the dog wash and bike 
maintenance rooms has been provided. The opportunity for a distinct 
sculptural piece at the corner of Yew Street and 10th avenue and an 
additional seating node at Yew Street and Marstrand Avenue further 
activates the ground plane and allows for opportunities for respite. 

Ground Level Precedents
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Ground Level Site Plan
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THE LAWN
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Level 5 Precedents
The outdoor amenity for the level 5 podium aims to maximize the 
views to the north by integrating a mix of seating and lounging options 
for resident enjoyment and social interaction. Amenities will include 
outdoor dining spaces focused around ‘The Grove’. Elevated planters 
with wraparound seating will create a consistent canopy to provide 
shade and cooling in the warmer months, and when the leaves fall will 
help warm the building in the cooler months. ‘The Lawn’ is intended 
to be a flex-use area for all kinds of activities. A raised bench and 
seating platform create the transition to ‘The Garden’ which builds 
community through shared herb and vegetable garden planters. The 
remaining planting palette will include drought tolerant native and 
adaptive species minimizing the irrigation demands of the project 
while delivering seasonal interest, privacy and durability.
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Level 5 Plan
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