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GBL Architects are proposing to rezone the 
site located at 314-324 West 12th Avenue, 

the Mount Pleasant neighbourhood and is a 
response to the Broadway Plan. In addition, 

Station. 

The project site’s block is located kitty-corner to 
Vancouver City Hall. It is envisioned to be a six-
storey rental building that replaces two single 

the north. It provides 20% Below Market Rate 

This proposal will be an important contribution 

Transit-Oriented Area plan as it provides much-
needed rental housing within walking distance to 
a major transportation hub. 

OVERVIEW

3.0 FSR

51 Homes

6 Storeys



1 | POLICY 

1.1 POLICY AND FRAMEWORK

Broadway Corridor

Figure 11.29 - Typical 6 storey apartment (axo) Figure 11.30 - Typical 6 storey apartment (section)

11.3 Residential: Low-Rise Apartment

Intent

Low-rise apartments provide missing middle housing
opportunities for people at all stages of life and are
well suited to provide fully accessible family sized
units with access to private outdoor space. Form of
development should generally follow RR-2A, RR-2B,
and RR-2C District Schedules and associated design
guidelines. In addition, the following design guidance
should apply. An option to include small scale, local
serving retail/commercial space is also included.

Figure 11.26 - Key map identifying areas where this typology is enabled

RR-2C District Schedules an

• in the RR-2A district, up to 4 storeys; 

• in the RR-2B district, up to 5 storeys; and 

•
rental dwelling units. rental dwelling units.
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BROADWAY PLAN | PRE-ZONING

R3 will enable a variety of low-rise 
apartment buildings up to 6 storeys, 
including multiplexes and townhouses 
for smaller sites.

R5 will enable towers that include rental and a ordable housing, 
with options for local serving retail space and childcare. The district 
schedules will also enable low-rise options for smaller sites including 
low-rise apartment buildings, townhouses and multiplexes.

R3 will enable a variety of low-rise
apartment buildings up to 6 storeys,
including multiplexes and townhouses 
for smaller sites.
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1.1 POLICY AND FRAMEWORK

and tower district schedules. The changes are to deliver 

by the Transit-Oriented Areas (TOA) legislation tha was 
introduced by the Province in 2023. Our project lands in 
the R3 (low-rise) districtict schedules. 

These new scheudles maintain maxium densities (FSR) 

•
urban design options

• Enhance opportunities to incorporate on-site public 
open space or landscaping

•
(eg. sloped sites, larger lot consolidations, etc.)

A

B
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BROADWAY PLAN | PRE-ZONING

1.1 POLICY AND FRAMEWORK

Project site
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TRANSIT-ORIENTED AREA| BROADWAY-CITY HALL STATION

Site

1.1 POLICY AND FRAMEWORK

7



POLICY PARAMETERS

Density

•  Broadway Plan - 2.40 FSR (Interior Site)

•  BC TOA - 4.00 FSR (Tier 2 Radius)

Tenure

•  80% Market Rental (maximum)

•  20% Below-Market Rental (minimum)(both 
Broadway Plan and TOA)

Maximum Height/Storeys

•  Broadway Plan - 6 storeys (requires 20% below-
market housing - area % not unit % (more in tenure 
section).

•  TOA - 12 storeys (20% below-market)

Unit Mix 

•  35% Family Units - minimum
 •  10% Three Bedroom (3BR) - minimum
 •  25% Two Bedroom (2BR)

•  

Setbacks

• From the Broadway Plan Design Guidelines

Parking / Loading / Bicycles

•  BC TOA and updated City policy requires no parking 

this case, 2 accessible stalls.

• VPBL loading required.

•  VPBL passenger loading required.

•  VPBL bicycles stalls required.

1.1 POLICY AND FRAMEWORK

BC TOA legislation). 

Within the R-3-2 Zoning and the Broadway Plan, there are 

deep. The proposal site is ~7.3 M deeper than this minimum and 
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MAP LEGEND

PARKS
1 Jonathan Rogers Park
2 Mount Pleasant Park
3 Heather Park
4 Lilian To Park

SCHOOLS
5 Ecole Saint-Sacrament
6 Simon Fraser Elementary
7 St. Patrick Secondary
8 St. Patrick Elementary
9 Drake Medox College
10 Canada Royal High School
11 Westside Montessori School

INSTITUTIONAL BUILDINGS
12 City Hall
13 Vancouver General Hospital
14 Vancouver Fire Hall No.3

RELIGIOUS BUILDINGS
15 St. Mary’s Ukrainian Catholic
16

Mary Catholic Church
17 Blessed Sacrament Parish
18
19  Vancouver Korean Presbyterian 

Church
20 Anglican Network Church 
21 Tenth Church
22  St. Mary Magdalene Anglican 

Church
23 Al Masjid Al Jamia Mosque
24  Holy Trinity Ukrainian Orthodox 

Cathedral

HISTORICAL LANDMARKS
25 Mayor Baxter’s Residence
26  Fred Welsh House

1.3 SITE ADJACENCIES
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MAYOR 
BAXTER’S 

RESIDENCE

CITY HALL

2.0 SITE

SITE

2 | SITE
The site at 312-324 West 12th Avenue is pre-

combined into one project site measuring 

support more housing along the Broadway 
corridor. This proposal envisions this building 

a 6-storey rental apartment building to Mount 
Pleasant.
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2.1  SITE SURVEY & BUILDING GRADE ELEVATIONS

Digitally signed by Ivan Yu Shun Ngan -- 
BCLS - ABCLS 
DN: c=CA, o=CertifiO Pro, 
ou=Association of British Columbia Land 
Surveyors, 
0.9.2342.19200300.100.1.1=849, cn=Ivan 
Yu Shun Ngan -- BCLS - ABCLS 
Date: 2025.11.19 07:40:38 -08'00'
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SITE TOPOGRAPHY

2.1  SITE SURVEY & BUILDING GRADE ELEVATIONS

approximately 3 meters above the north side (W12th Ave). There is a retaining 

properties by approximately 1.5 to 3.0 meters. This proposal removes the northern 

Existing approximate site grade
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324 WEST 12TH

1.5M (5’-0”)
GRADE 

1.8M (6’-0”)
GRADE 

314 WEST 12TH

2.2  EXISTING CONDITIONS

EXISTING CONDITIONS

entrance lobby.

materials like stone, and lighter materials like wood.

Existing neighbourhood colour and material palette

14



SITE ELEVATIONS
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3 | DESIGN RATIONALE 17



This design helps make the building more livable and supports biodiversity.

2 | Embedded Ground Storey

The building has a brick base inspired by the historic Mayor’s residence nearby. 

between the sturdy base and the upper residential area.

5 | Fenestration Strategy

responds to the building’s orientation.

3 | Light Voids

living areas. These voids also reduce the building’s perceived mass. 

6 | Garden at Every Floor

Balconies extend outward to connect with the mature ash trees along the street. 

3.1 DESIGN DIAGRAMS

1 | Site

Vancouver’s Building Grade requirements, it needs re-grading. As the site slopes 

building into the terrain.

MASSING DIAGRAMS

LANE

W12TH AVE
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Aerial View Looking South East From W12th
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Aerial view: looking South West
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Aerial view: looking North West
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Aerial view: looking North East over lane

South Lane
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3.3 DESIGN DIAGRAMS

MASSING STUDYMASSING STUDY
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PROJECT STATISTICS

3.4 STATISTICS

BUILDING AREA OVERVIEW 
LEVEL GFA AREA [SF]

LOBBY [SF]

RENTABLE AREA [SF] AMENITY [SF] IN-SUITE STORAGE 
[SF] [SF]

GARBAGE 
EXCLUSION [SF]

FSR AREA [SF] FSR EFFICIENCY

1 7,434 1,303 2,102 931 76 0 0 3,266 0.26 69.9%

2 7,076 1,296 5,524 0 191 424 254 6,630 0.53 81.0%

3 7,201 872 6,328 0 230 0 0 6,970 0.56 87.9%

4 7,201 872 6,328 0 230 0 0 6,970 0.56 87.9%

5 7,201 872 6,328 0 230 0 0 6,970 0.56 87.9%

6 7,201 872 6,328 0 230 0 0 6,970 0.56 87.9%

TOTAL 43,314 6,087 32,938 931 1,187 424 254 37,776 3.0 83.7%

BUILDING UNIT OVERVIEW
LEVEL 0BR 1BR 2BR 3BR TOTAL UNITS

1 0 0 0 2 2

2 4 2 1 2 9

3 4 2 2 2 10

4 4 2 2 2 10

5 4 2 2 2 10

6 4 2 2 2 10

TOTAL 20 10 9 12 51

UNIT MIX 39% 20% 18% 24% 100%

FAMILY UNIT % 42%

PROPOSAL MEETS MINIMUM OF 35% FAMILY UNIT REQUIREMENT

BELOW MARKET RENTAL UNIT BREAKDOWN
UNIT TYPE 0BR 1BR 2BR 3BR Total Units Total Area

A1 A2 A3 B1 C1 C2 D1

m2 m2 m2 m2 m2 m2 m2 m2

Rentable Area 
(inc. storage 

area)

415 38.55 408 37.90 436 40.51 537 49.89 671 62.34 705 65.50  1,043 96.90

1

2 2 2 2 1 2 9  5,477 508.83

3 1 1 2  1,120 104.05

4

5

6

Total Units 3 2 2 1 1 2 11  6,597 612.88

BMR Unit Mix 45% 18% 18% 18%

Total Area 1,245 116 816 76 1,074 100 671 62 705 65 2,086 194  7,016 651.82

BMR FLOOR AREA PROVIDE BEYOND MINIMUM 6,493 SQ FT (603.22M2) REQUIREMENTS: 523 SQ FT (48.60M2) 
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PARKING OVERVIEW

Total Units - 51 UNITS REQUIRED 
STALLS

PROVIDED 
STALLS

Accessible Stalls 2 2

Visitor Stalls (5%) 3 3

Total Stalls 5 5

PROPOSAL MEETS VPBL CAR STALL REQUIREMENTS

LOADING OVERVIEW

Total Units - 51 UNITS REQUIRED 
STALLS

PROVIDED 
STALLS

Class A 1 1

Class B 0 0

Class C 0 0

Total Stalls 1 1

PROPOSAL MEETS VPBL LOADING REQUIREMENTS

REQUIRED (CLASS-A) BICYCLE STALLS

LEVEL UNIT AREA 
BELOW 65SM

UNIT AREA 
BETWEEN 65 
SM-105 SM

UNIT AREA 
>105 SM

UNIT UNIT UNIT
PROVIDED

1 0 2 0

2 6 3 0

3 6 4 0

4 6 4 0

5 6 4 0

6 6 4 0

UNIT COUNT 30 21 0

TOTAL STALLS 45 52.5 0

GRAND TOTAL 98 98

PROPOSAL MEETS VPBL CLASS-A BICYCLE STALL REQUIREMENTS

REQUIRED (CLASS-B) BICYCLE STALLS

REQUIRED PROVIDED

VPBL 6.2.1.2

STALLS 4 4

PROPOSAL MEETS VPBL CLASS-B BICYCLE STALL REQUIREMENTS

PASSENGER LOADING OVERVIEW

Total Units - 51 UNITS REQUIRED 
STALLS

PROVIDED 
STALLS

Class A 1 1

Class B 0 0

Class C 0 0

Total Stalls 1 1

PROPOSAL MEETS VPBL PASSENGER LOADING REQUIREMENTS

PROJECT STATISTICS 26



3.5 SHADOW ANALYSIS

MARCH 21 | VERNAL EQUINOX DST (PDT: UTC: -7:00)
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3.5 SHADOW ANALYSIS

JUNE 21 | SUMMER SOLSTICE DST (PDT: UTC: -7:00)
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10AM 12PM

4PM2PM

3.5 SHADOW ANALYSIS

SEPTEMBER 21 | AUTUMNAL EQUINOX DST (PDT: UTC: -7:00)
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DESCRIPTION

COPYRIGHT RESERVED: THIS PLAN AND DESIGN ARE AND AT ALL TIMES REMAIN THE EXCLUSIVE PROPERTY OF 
GBL ARCHITECTS AND MAY NOT BE USED OR REPRODUCED WITHOUT THEIR WRITTEN CONSENT

DATE

DRAWN BY
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