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ARCHITECTURAL DESIGN RATIONALE

PROJECT ADDRESS:
 
955–935 West 57th Avenue and 7255–7255 Laurel Street,
Vancouver, BC

SITE CONTEXT

The subject site is located between Oak Street and Laurel Street, north 
of West 57th Avenue, directly adjacent to Sir Winston Churchill 
Secondary School to the east. The school’s athletic fields lie to the north 
and east, with the gymnasium positioned to the northeast of the site. To 
the west is a senior living facility and the Salvation Army homestead, 
recently approved for rezoning to permit a 19-storey and a 6-storey 
residential development with a child daycare centre.

The consolidated development site measures approximately 389’ along 
its west edge and 279’ along the north, with an excluded 69’ x 136’ parcel 
at its southeast corner. Laurel Street, which terminates in a cul-de-sac at 
the site’s eastern boundary, frames the eastern edge.

REZONING INTENT

This rezoning application proposes a high-density residential 
development comprising three new buildings:

• A 22-storey residential strata tower located centrally on the site.

• A terraced residential block stepping from 6 to 12 storeys along the 
northern edge.

• 6-storey purpose-built rental building on the southern edge, fronting 
West 57th Avenue.

• A the rehabilitated heritage “C”-listed house, currently on 7255 Laurel 
Street, to be repurposed as indoor amenity for residents.

The combined density across the site is approximately 3.81 FSR 
(4.50 FSR after road dedication). The rental component will comprise 
roughly 15% of the total floor area, contributing to Vancouver’s 
residential rental housing goals.

POLICY CONTEXT

The site falls within the R1-1 zoning district and is identified as a unique 
site in the City of Vancouver’s Cambie Corridor Plan (p.154). While the 
City’s conceptual site illustration (p.177) serves as a general guide, the 
actual configuration varies slightly, particularly at the southeast corner of 
the site, which in the plan fully extends to the West 57th Avenue and 
Laurel Street intersection, whereas this 69' x 126' site is not part of this 
proposal, as shown in the key plan.

The site also includes a heritage “C” listed two-storey home at 7255 
Laurel Street. The development proposes to retain and rehabilitate this 
house near its original location, reinforcing and restoring its historical 
value and integrating it meaningfully into the overall site design.

Sunrise
Senior Living

975 West 57th Ave.
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ARCHITECTURAL RESPONSE

The design seeks to balance urban density with sensitive site integration 
and pedestrian connectivity.

The rehabilitated heritage house is repurposed as an indoor amenity 
space for the residents. Strategically located to maintain visibility from 
Laurel Street, it also serves as a precinct marker within the landscaped 
east-west pedestrian path, which links the Salvation Army homestead 
site with the adjacent school fields.

Two new pedestrian walkways, one north-south and one east-west, 
enhance permeability through the site:
• The north-south pathway connects the extended West 55th Avenue 
  (future road dedication) to West 57th Avenue.
• The east-west connection links the school fields directly to transit stops
  along Oak Street.

These pathways contribute to a finer-grained pedestrian network and 
activate the public realm through passive surveillance, diverse landscape 
treatments, and integrated wayfinding.

VEHICULAR ACCESS AND SERVICES

Vehicular access is provided from Laurel Street via an east-side entrance 
ramp to a three-level underground parkade. 

The parkade accommodates:
• 330 residential stalls
• 9 visitor stalls
• bicycle parking
• garbage and recycling areas
• utility services

The design anticipates potential phasing or staging by allowing for a 
future secondary parking access ramp from the north side, with an option 
to subdivide the parkade if necessary. All provisions comply with the 
Vancouver Parking By-law.

SUSTAINABILITY STRATEGY

The project will meet or exceed the requirements of the City’s Green 
Buildings Policy for rezonings.

Key strategies include:
• High-efficiency in-suite heat pumps for heating and cooling
• Energy or heat recovery ventilation systems
• Energy star-rated appliances and high-efficiency mechanical systems
• Water conservation through low-flow fixtures
• Stormwater management via rainwater retention strategies
• Enhanced indoor air quality through material selection
• Multi-glazed, low-e window systems
• Air tight envelope design to reduce air leakage and thermal bridging

These measures support the City’s green building climate action goals 
and create healthier, more comfortable living environments for future 
residents.

Heritage 'C' house - East Elevation

Heritage 'C' house - South Elevation

3D Bird's Eye View - SW
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 5
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Churchill NW
Baseball Diamond

Temple
Sholom

Synagogue

975 West 57th Ave.
(former Salvation Army

Hoamstead)

TREE RETENTION

The project prioritizes tree retention as part of its site design and 
sustainability strategy. A generous 25-foot setback along the west 
property line enables the preservation of existing mature trees, which 
provide a natural buffer and visual screening to the adjacent senior living 
and Salvation Army developments.

Similarly, along the south property line, select tree retention is pursued to 
support the character of West 57th Avenue and reinforce the pedestrian 
experience.

These mature trees will be complemented by new layered planting, low 
retaining walls, and integrated stormwater features, all of which form part 
of a wider landscape strategy anchored by a central green courtyard. 
This courtyard is framed by new buildings and the restored heritage 
house, offering passive outdoor amenity space, ecological value, and 
year-round visual interest.
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LAUREL STREET - LOOKING WEST

LAUREL STREET - LOOKING WEST, CONTINUED

LAUREL STREET - LOOKING EAST
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SITE WITH ROW OF MATURE TREES, AS SEEN FROM SUNRISE SENIOR LIVING - LOOKING EAST
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STRATA BUILDING A

Floor Gross Amenity Storage Wall Exemption Total Exemptions Net FSR Area

Floor - 1 11,768 sf 330 sf 325 sf 655 sf 11,113 sf

Floor - 2 11,688 sf 375 sf 375 sf 11,313 sf

Floor - 3 11,688 sf 375 sf 375 sf 11,313 sf

Floor - 4 11,688 sf 375 sf 375 sf 11,313 sf

Floor - 5 11,688 sf 375 sf 375 sf 11,313 sf

Floor - 6 11,688 sf 375 sf 375 sf 11,313 sf

Floor - 7 7,597 sf 200 sf 200 sf 7,397 sf

Floor - 8 7,272 sf 200 sf 200 sf 7,072 sf

Floor - 9 7,272 sf 200 sf 200 sf 7,072 sf

Floor - 10 7,267 sf 200 sf 200 sf 7,067 sf

Floor - 11 6,500 sf 150 sf 150 sf 6,350 sf

Floor - 12 6,011 sf 150 sf 150 sf 5,861 sf

Floor - 13 741 sf 741 sf

Total 112,867 sf 330 sf 3,300 sf 0 sf 3,630 sf 109,237 sf

STRATA BUILDING B

Floor Gross Amenity Storage Wall Exemption Total Exemptions Net FSR Area

Floor - 1 10,638 sf 2,656 sf 175 sf 2,831 sf 7,807 sf

Floor - 2 9,156 sf 2,148 sf 175 sf 2,323 sf 6,833 sf

Floor - 3 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 4 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 5 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 6 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 7 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 8 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 9 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 10 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 11 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 12 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 13 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 14 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 15 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 16 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 17 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 18 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 19 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 20 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 21 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 22 7,609 sf 175 sf 175 sf 7,434 sf

Floor - 23 (Roof) 848 sf 848 sf

Total 172,827 sf 4,804 sf 3,850 sf 0 sf 8,654 sf 164,173 sf

RENTAL BUILDING C

Floor Gross Amenity Storage Wall Exemption Total Exemptions Net FSR Area

Floor - 1 8,189 sf 225 sf 225 sf 7,964 sf

Floor - 2 8,149 sf 250 sf 250 sf 7,899 sf

Floor - 3 8,149 sf 250 sf 250 sf 7,899 sf

Floor - 4 8,149 sf 250 sf 250 sf 7,899 sf

Floor - 5 8,149 sf 250 sf 250 sf 7,899 sf

Floor - 6 8,149 sf 250 sf 250 sf 7,899 sf

Floor - 7 906 sf 906 sf

Total 49,843 sf 0 sf 1,475 sf 0 sf 1,475 sf 48,368 sf

TOTAL Gross Amenity Storage Wall Exemption Total Exemption Net (FSR) Area

STRATA BUILDING A 112,867 sf 330 sf 3,300 sf 0 sf 3,630 sf 109,237 sf

STRATA BUILDING B 172,827 sf 4,804 sf 3,850 sf 0 sf 8,654 sf 164,173 sf

RENTAL BUILDING C 49,843 sf 0 sf 1,475 sf 0 sf 1,475 sf 48,368 sf

TOTAL 335,536 sf 5,134 sf 8,625 sf 0 sf 13,759 sf 321,778 sf

SITE AREA 84,408 sf 71,647 sf* (after road dedication)

FSR RENTAL FSR 0.57 FSR 0.68 17.7%

FSR STRATA FSR 3.24 FSR 3.82 82.3%

NET FSR FSR 3.81 FSR 4.49
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STRATA BUILDING A STUDIO 1 BDR 2 BDR 3 BDR TOTAL

Floor - 1 0 7 4 2 13

Floor - 2 0 9 4 2 15

Floor - 3 0 9 4 2 15

Floor - 4 0 9 4 2 15

Floor - 5 0 9 4 2 15

Floor - 6 0 9 4 2 15

Floor - 7 0 2 4 2 8

Floor - 8 0 2 4 2 8

Floor - 9 0 2 4 2 8

Floor - 10 0 2 4 2 8

Floor - 11 0 0 4 2 6

Floor - 12 0 0 4 2 6

Floor - 13 0 0 0 0 0

Total 0 60 48 24 132

STRATA BUILDING B STUDIO 1 BDR 2 BDR 3 BDR TOTAL

Floor - 1 0 2 4 1 7

Floor - 2 0 2 4 1 7

Floor - 3 0 1 4 2 7

Floor - 4 0 1 4 2 7

Floor - 5 0 1 4 2 7

Floor - 6 0 1 4 2 7

Floor - 7 0 1 4 2 7

Floor - 8 0 1 4 2 7

Floor - 9 0 1 4 2 7

Floor - 10 0 1 4 2 7

Floor - 11 0 1 4 2 7

Floor - 12 0 1 4 2 7

Floor - 13 0 1 4 2 7

Floor - 14 0 1 4 2 7

Floor - 15 0 1 4 2 7

Floor - 16 0 1 4 2 7

Floor - 17 0 1 4 2 7

Floor - 18 0 1 4 2 7

Floor - 19 0 1 4 2 7

Floor - 20 0 1 4 2 7

Floor - 21 0 1 4 2 7

Floor - 22 0 1 4 2 7

Total 0 24 88 42 154

RENTAL BUILDING C STUDIO 1 BDR 2 BDR 3 BDR TOTAL

Floor - 1 0 5 2 2 9

Floor - 2 0 6 2 2 10

Floor - 3 0 6 2 2 10

Floor - 4 0 6 2 2 10

Floor - 5 0 6 2 2 10

Floor - 6 0 6 2 2 10

Floor - 7 0 0 0 0 0

Total 0 35 12 12 59

TOTAL STUDIO 1 BDR 2 BDR 3 BDR TOTAL

STRATA BUILDING A 0 60 48 24 132

STRATA BUILDING B 0 24 88 42 154

RENTAL BUILDING C 0 35 12 12 59

TOTAL 0 119 148 78 345

AMENITY REQUIRED PROVIDED

INDOOR AMENITY 13 sf / UNIT 4,485 sf 5,134 sf

OUTDOOR AMENITY 21.5 sf / UNIT 7,418 sf 10,000 sf
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