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Rezoning Intent
On behalf of TL HEMLOCK PROPERTY INC., LPI Management Ltd. is pleased to submit a Rezoning Application 
for the property located at 3696 Kingsway to permit a mixed-use, purpose-built rental development with a 

much needed rental homes to many neighborhoods, like Killarney.

optic network equipment. The existing site does not contain rental housing or commercial tenancies, therefore 
redevelopment will not result in any tenant displacement.

Proposal
Our proposal includes a 25-storey residential building with one level of commercial space at grade, providing over 
10,000 sq. ft. of commercial space. 

The building will deliver approximately 233 units of rental, adding new rental housing stock with a mix of 
unit sizes to meet diverse needs in the community. Indoor and outdoor amenities distributed throughout the 
building will enrich tenants’ experience and foster community within the building. 

The proposal also incorporates a new TELUS CO building and associated infrastructure upgrades to 
ensure a resilient telecommunications system that can service growing communities. A new facility, with 

The development will substantially improve the current streetscape condition at this important 
intersection. This will include pedestrian realm improvements as well substantial new retail components. 

Sustainability measures include heat recovery from the TELUS CO, using waste heat from network 
equipment to provide space heating and hot water for the residential building. These measures reduce 
energy consumption and support the project’s commitment to environmental responsibility.

Rezoning Intent & Rationale
Rezoning Rationale
Economic Development

The everyday lives of urban residents, including the places where they work, live, and learn, operate because of 
the critical infrastructure provided by public and private utilities.

has ensured Vancouver remains competitive globally in attracting new investment and facilitating the growth of 

 
The next stage of investment requires Telus to replace their current Utility Buildings with smaller, “right-sized” 

over the past 75 plus years.  The “brains” of the Telecommunications backbone are currently housed in buildings 

and redundancy.
 
Policy 2.1.2 of the draft Vancouver ODP speaks to supporting Vancouver’s “key industry partners and 

solutions, and transportation.” 

In addition to its importance in economic development, this system also plays a critical role in providing community 

is therefore a key piece in ensuring that new and expanded community services can be delivered as communities 
grow. 
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Rezoning Intent & Rationale
Site Location

The property is situated at the intersection of Kingsway and Boundary Road, a prominent intersection between 
Vancouver and Burnaby, within the Killarney neighbourhood. Killarney is recognized for its diverse housing, 
abundant green spaces, and strong community amenities. 

The property is located within 800 m of two rapid transit stops - Patterson and Joyce Collingwood. The #19 Bus, 

well as a Safeway and parking lot in close proximity to the site. However, retail along Kingsway does not have 
consistent continuity, with many breaks in the retail fabric due to a mix of land uses. Low- to mid-rise development 

improvements to public infrastructure. This proposal will provide a meaningful starting / end point to the Kingsway 
retail experience and additional critical mass to support the retail community. 

Policy Rationale

Vancouver Plan and draft ODP

The Vancouver Plan and draft ODP identify the area around the site as Neighbourhood Centre, which support 
building heights up to 12 storeys. 

The property however is uniquely positioned between two rapid transit stations - Patterson and Joyce Collingwood 
and along a Frequent Transit Network. Bus route #19, which connects Stanley Park to Metrotown via Kingsway, is 
slated for greater frequency of service per TransLink’s 2025 Investment Plan. 

The City’s own policy language has acknowledged in the past that people are generally willing to walk up to 400m 
to utilize rapid transit but up to 800m depending on the built environment. (Cambie Corridor Plan p.9)

Taking advantage of a well connected site, public realm improvement,  and the change in context on the Burnaby 
side of the intersection, with towers up to 60+ storeys, this location should be considered under the City of 
Vancouver’s Rapid Transit Areas ODP designation, which would allow heights up to 26 storeys. 

Joyce Collingwood Station Precinct Plan

While Boundary Road and Kingsway are two major arterials, there is little policy context on the City of Vancouver 
side of the intersection. Despite the street’s  important history as a vital travel route for Indigenous peoples and 
later used by settlers as a connection between New Westminster and Vancouver, there is no fulsome Vancouver 
policy that addresses land use along Kingsway. 

However, some high-density development has taken place in close proximity to this site. In 1987, the City of 
Vancouver approved the Joyce Station Area Plan, which prompted the development of  Collingwood Village in 

built under the Plan range from 16 to  26 storeys in height. 

In 2016, the City approved the Joyce Collingwood Station Precinct Plan. The Plan was modest and it created 
limited opportunities for additional high-rise development around the station. Maximum tower heights around the 
station were set to the geodetic height of the TELUS building at Boundary and Kingsway - as had been done 
with the Wall Centre Central Park development - drawing a relationship between taller buildings at this strategic 
intersection. 

With the redevelopment of the TELUS boot property and the introduction of towers up to 60+ storeys on 

neighbourhood. This application responds to the changing context, while staying within the City of Vancouver’s 
general scale for high density transit-oriented development.  

Rupert Renfrew Station Area Plan

There is general consensus that development eco

for an eastside community is the Rupert Renfrew Station Area Plan approved by Council earlier this year. While 

are relevant. 

The Rupert Renfrew Plan provides opportunities for sites up to 800 m from the stations to achieve up to 26 
stories. The Plan recognizes the challenging development economics in this location and provides opportunities 

rental projects. 

in our application.

Housing Vancouver Strategy

Adopted in 2017, the Strategy focuses on the right supply of new homes, including rental, to ensure a continuum 
of housing types in the City of Vancouver. Updated in 2024, the housing targets associated with the Strategy aim 
for 83,000 net new homes approved overall, including 30,000 purpose-built market rental units. This application 
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Rezoning Intent & Rationale

Housing:

The residential component of the proposed development consists of 233 residential rental units, including a 

outdoor common amenities are distributed intentionally throughout the building, enriching the lives of tenants 
through thoughtfully designed spaces to
work, play and socialize.

Economic Development:

The proposal incorporates a new TELUS CO building and associated infrastructure upgrades, that will facilitate 
critical regional network growth, strength and long term reliability. This is a critical investment that helps facilitate 
the growth and resiliency of Vancouver’s key industries. 

Sustainability:

Sustainability measures include heat recovery from the TELUS CO, using waste heat from network equipment to 
provide space heating and hot water for the residential building. These measures reduce energy consumption and 
support the project’s commitment to environmental responsibility.

No Tenant Displacement:

The site is currently occupied by a TELUS utility building with no commercial or residential tenants. This means all 
rental and commercial space will be a net new contribution to the community. 

Community Building:

Upgrades to the pedestrian realm ensure a friendly public realm for future residents and retail customers.   
Anchoring the development, the podium introduces over 10,000 sq. ft. of commercial space designed to activate 
the public realm. 

These human-scaled retail frontages engage the Kingsway arterial, fostering a vibrant, transparent street edge 
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TELUS is currently transitioning their copper telephone wires to fiber optics, significantly 
reducing the footprint of their telephone exchanges, allowing the area to be 
redeveloped to have space for much needed rental buildings for the community. 

Throughout modern history, telephone exchanges have been responsible for routing 
phone calls, ensuring that callers are instantly connected with friends, family, 
businesses and emergency services.

C U R R E N T  
Telephone Central Office

F U T U R E
Reduced Central Office building 
opens up land for housing

C O P P E R  W I R E

Two copper wires totalling 1mm 
in diameter can only carry one 
call at a time.

F I B E R  O P T I C S

One fiber strand, 
which is half the width 
of a human hair can 
transmit approximately 
1,000,000 phone calls 
(or equivalent internet 
data) at one time.

R E D E V E L O P E D  S I T E

When the footprint of the CO is dramatically reduced, it opens up the 
surrounding area for new purpose built rental housing, in some cases 

complemented by community servicing commercial spaces.

C U R R E N T  S I T E

The current site is improved with a Central Office (CO) (also known as a Telephone 
Exchange) and parking lot. The CO is a 3-storey “bunker-like” structure.

COs generally contain a cable vault, line equipment, battery room, HVAC and an 
emergency generator. Despite its name, COs do not serve any office functions.

New Rental Housing through 
Technological Innovation a 

n -- n 

a 1. 1. 1 
r --

r r 
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H E A T  P R O D U C E D

The TELUS CO houses network infrastructure, 
which produces a significant amount of heat.

W A S T E  H E A T  E X C H A N G E R

The waste heat exchanger captures 
waste heat/hot air produced from the 
servers, and channels it into a usable 
heat source for the residential building.

H E A T  R E C O V E R Y  L O O P

The heat exchanger warms the recovery 
water loop in the adjacent building, 
enabling the distribution of warmth to 
both the space heating and hot water 
systems.

H E A T  &  H O T  W A T E R

The units in the residential 
building utilize the waste heat 
generated by the TELUS CO for 
heating in the winter and hot 
water throughout the year.

1

2

3

4

Heat Waste Recovery

• 
• 
• r •• r. r. 

- --

-

-
a 
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3696 Kingsway:

3696 Kingsway is to create a building of architectural distinction that celebrates the 
ongoing evolution of the Killarney neighbourhood. This 25-storey development is 

oriented anchor, serving as a visual landmark that signals the entry into the City of 
Vancouver. 
 

vibrant ‘vertical village.’ By delivering a substantial volume of secured rental housing, 
the development addresses the city’s critical need for diverse, long-term tenure 
options. The design capitalizes on the site’s strategic proximity to Central Park and 
rapid transit networks, bridging the gap between urban intensity and residential well-
being. Ultimately, 3696 Kingsway seeks to balance iconic urban form with a high-
quality, amenity-rich environment that activates the streetscape and fosters a strong 
sense of community.

Project Vision
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Context Plan
Site Location:
The site is located at the strategic intersection of Kingsway and Boundary Road, a monumental 
transition point between the City of Vancouver and the City of Burnaby. This intersection serves 

expansive natural respite of Central Park. Simultaneously, the site sits at the eastern periphery 
of the Killarney neighborhood, a rapidly evolving node known for its transit connectivity, 
increasing density, and diverse cultural vibrancy.

This unique position—at the convergence of the Kingsway commercial spine, the municipal 
boundary line, and the Central Park precinct—gives the site both symbolic and strategic 
importance. It acts as a bridge between two of the region’s most distinct characteristics: the 
intense, mobility-driven pulse of the arterial network and the established, community-focused 
calm of the adjacent parklands. The area is characterized by its visual prominence, evolving 
vertical scale, and high connectivity, making this intersection a critical landmark within East 
Vancouver’s urban fabric. The project’s placement at this cross-jurisdictional edge creates a 
powerful opportunity to anchor the entry into the city while integrating architectural form with 
the surrounding landscape and transit infrastructure.
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Site Description
3696 Kingsway:
The Subject Site is located on the intersection of Kingsway & Boundary Road. It is positioned at 
the northeast apex of the triangular block that is bound by Kingsway to the North, Boundary 
Road to the East, and Ormidale Street to the West with a lane to the South. The site area is 
28,418 sq.ft and is currently occupied by:

- Telus Central Office Building

- Surface Parking Lot

Single family homes sit adjacent to the site to the west and south of the Property line. 
Elsewhere in the immediate context, the expansive Central Park defines the eastern boundary 
across the intersection, while the Wall Centre Central Park towers establish a high-rise 
precedent to the north of the proposed site. The iconic ‘Telus Boot’ building is located across 
the intersection to the north-east of the site. 
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Site History
Kingsway & Boundary Road:
Kingsway, currently one of the busiest commercial thoroughfares connecting East Vancouver, 
Burnaby, and New Westminster, originated centuries ago as a vital walking path for local Salish 

trodden transportation network used by multiple Indigenous nations to access hunting grounds, 
harvesting areas, and temporary village sites.

When Europeans arrived, they recognized the strategic value of this existing route and co-
opted it, evolving it from a wagon road in the 1860s into the major arterial highway it is today. 
Today, Kingsway is known as a hub of racial and cultural diversity, a characteristic that is a 

Kingsway’s current status as a vital transition site to Vancouver is not a modern development, 
but rather an enduring legacy of its ancient foundations. By adapting a pre-existing, essential 
Indigenous transportation network that linked diverse peoples and territories, colonial forces 
established a crucial entryway into the city that continues to serve as a primary connector for 
the region’s diverse populations today.
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Context Photos

1
2

3
4

5
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Site Photos

1/52

3 4
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Legend

Site

Parks

Community Centres

Bike Route/ Greenway

Context Diagrams
Parks, Greenways & Community Centres
The site is a short walking distance from several park and community spaces.

 P1 | Central Park

  P2 | Aberdeen Park

  P3 | George McLean Park

  P4 | Melbourne Park

  P5 | Burnaby Civic Square

  P6 | Kinnee Park

  P7 | Maywood Park

  P8 | Sparwood Park

  CC1 | Collingwood Neighbourhood House - Annex

  CC2 | Collingwood Neighbourhood House

  CC3 | Wesburn Community Centre

  CC4 | Metrotown Community Resource Centre

  CC5 | Park Place Activity Centre

  CC6 | Killarney Community Centre

  P9 | Killarney Park

 P10 | Gaston Park

 P11 | Collingwood Park

 P12 | Carleton Park

 P13 | Cariboo Park

 P14 | Wesburn Park

 P15 | Deer lake Park

■ 
■ 
■ 

-
N 

C) 
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Context Diagrams
Transit
The site is particularly well located for both east-west and north-south travel 
across Vancouver.

 T1 | Patterson Skytrain Station

  T2 | Joyce-Collingwood Skytrain Station

  T3 | Metrotown Skytrain Station

 019 | Metrotown Station / Stanley Park route

 026 | Joyce-Collingwood Station area

 028 | Phibbs Exchange to Joyce Station

 031 | Metrotown SkyTrain Station to the River District area

 041 | Joyce Station (Expo Line) to the Crown Street 

 049 | Metrotown Station to UBC

 110 | Lougheed Station and Metrotown Station

 129 | Patterson Station and Holdom Station

 130 | Metrotown Station and Phibbs Exchange (via Willingdon Avenue)

 222 | Willingdon Express

 430 | Richmond-Brighouse Station and Metrotown Station

Legend

Skytrain StationBus Route Number

Bus Route Skytrain Line

Distance to Skytrain Station

- --
C) 0 N 

C) --
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Context Diagrams
Transit | #19 Bus Priority Upgrades
TransLink and the City of Vancouver are making trips along one of 
Vancouver’s busiest bus routes quicker and more reliable. The #19 serves 
more than four million trips each year, connecting neighborhoods from 
Metrotown Station to Stanley Park, but it also faces some of the most 
frequent delays.

TransLink and the City of Vancouver are adjusting bus stop locations, 
extending bus lanes, and upgrading intersections to help more people get 
where they need to be, on time.

The City of Vancouver is proposing to extend bus lane hours and upgrade 
intersections along parts of Kingsway and Main Street to help buses move 

space for buses will allow them to pass through without being delayed by 
vehicles waiting to turn.

These proposed upgrades ensure a smooth and reliable form of transport 
directly adjacent to the site into downtown Vancouver. 

SITE

Proposed #19 Bus Route Priority Upgrades Map

WN 

<,'-

,,_~o """'"" 
<o.§, ~~'l; 

-1:-0~4 
,:,<~ 

~ 
W6th Ave 

a, C, 
r, C I W Broadway ~ 

~ i Q. • W12thAve ~-
ii:' ii:' u, 

W 16th Ave 

W King Edward Ave 

W 33rd Ave 

fo 
W 41st Ave 

1Km 

E Hastings St 

t Prior St 

5· 

~ 

X rerrninat Ave 
1,-t'-d Ave 

E Broadway 

ii:' 

ii:' 

VA COUVER 

Legend 

Route #19 

X Stop Proposed for Removal 

Proposed New Stop 

0 Proposed Stop Changes 

- 7 a.m. - 7 p.m. Bus Lanes (Everyday) 

- AM Peak Bus Lanes (Mon - Fri) 

- PM Peak Bus Lanes (Mon - Fri) 

- AM & PM Peak Bus Lanes (Mon - Fri) 

N 

C) 



19

3696 KINGSWAY REZONING APPLICATION BOOKLET

Context Diagrams
Amenities
E1 | Swangard Stadium

E2 | Central Park Outdoor Pool

E3 | Central Park Baseball Field

E4 | Central Park Tennis Courts

E5 | Central Park Pitch & Putt

E6 | The Crystal Mall

E7 | Metropolis at Metrotown

S1 | Dr. H. N. MacCorkindale Elementary School

S2 | Dr. George M. Weir Elementary School

S3 | Sir Guy Carleton Elementary School

S4 | Collingwood Neighbourhood School

S5 | St. Mary’s School

S6 | Killarney Secondary School

S7
S8 | École Inman Elementary School

S9 | Champlain Heights Elementary School

S11 | Sir Wilfred Grenfell Elementary School

S12 | Moscrop Secondary School

G1 | Save-On-Foods

G2 | Real Canadian Superstore 

G3 | T&T Supermarket

G4 | London Drugs

G5 | Safeway

Legend

Site

Parks

Community Centres

Schools
■ 
■ 

■ 
■ N 

C) 
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Context Diagrams
Neighborhood Building Height Context

Legend

Proposed Development

In-Stream Developments

Potential Future Towers

Joyce-Collingwood Skytrain Station

Building Height in Storeys

T

x

25

36
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Plan or Policy Proposed Plan Achievements

Metro 2050 Regional Growth Plan Goals
The Regional Growth Strategy will accommodate the population growth forecast 
of over 1 million new residents in the region in the plan’s 30 year time frame. 
Compact, transit-oriented development patterns will help reduce greenhouse 

transportation network. 

Ideal TOD Site
The location of this project near multiple skytrain stations is ideal to create a 

network.

Vancouver Housing Strategy
The City of Vancouver has a target of building 72,000 new housing units over 
the next 10 years, with a goal of having 65% of this new housing for renters, 
50% for low earning households, and 40% family sized units.

Advance Housing Supply
This project presents an opportunity to provide a meaningful, comprehensive 

and achieve the goals of this strategy.

Green Building Policies for Rezonings
The City of Vancouver holds high expectations for building design, construction, 
and performance in order to meet its Greenest City goal and Climate 
Emergency Action Plan carbon emissions reduction targets.

Low Impact Development
This project will seek to meet or exceed the requirements for Low Emissions Green 
Buildings to ensure this development contributes to the City’s Green Building 
Targets. 

Metropolitan Core Jobs and Economy Land Use Plan

the policy anticipates job space that will be embedded into the neighborhood, 
mixed with residential uses, andand contribute to the economic diversity across 
Vancouver, especially in areas served by high capacity rapid transit.

Growing the Local Economy
To accommodate economic diversity and job growth outside of downtown along the 
subway line, the proposed concept provides a total of 10,000 sq.ft of commercial 
space that will contribute to creating a vibrant neighborhood while meeting 
employment growth targets.

This project proposal supports and/or complies with the following regional and municipal policies

Applicable Policies

-1,,._ --,,. 

}'t_ar ~11k t . -,- ~ ... , .. ilr _.e- • 

:,,/~~! :·~;:~·--~-~-
- - -
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Applicable Policies

Vancouver Plan
The Vancouver Plan 2050 is a long-term strategy adopted by the City of Vancouver to 
guide how the city will grow and change over the next 30 years. Centered on principles 
of equity, resilience, and sustainability, the plan envisions a more connected, inclusive, 
and climate-ready city. It focuses on creating complete, walkable neighborhoods with 
more housing options near transit, jobs, and amenities, while protecting natural areas 
and reducing carbon emissions. The plan also aims to address long-standing issues like 
housing affordability, social equity, and infrastructure renewal, setting a unified vision to 
shape Vancouver’s future growth in a more balanced and integrated way.

The Vancouver Official Development Plan (ODP) is a statutory land use plan guiding  
growth and change over the next 30 years and beyond. It establishes a unified vision 
for the future land use of the city, with supportive policies that will help Vancouver 
become a more livable, affordable, and sustainable city with a strong economy where 
people and nature thrive. A city that is inclusive, diverse, and works for everyone. The 
Vancouver ODP sets a clear path forward to achieve shared goals in an increasingly 
complex future. 

VANCOUVER 
PLAN 50

SITE

Vancouver Plan Vancouver ODP (Draft)

Land-Use Designation Map

Vancouver

Draft plan for public review
October 2025TTTDRAFT

3696 Kingsway | Site Designation 

High Level Land Use: Neighbourhood Centre

Lands designated for mixed-use are intended to support commercial uses and a variety of housing types and tenures in 
combination with non-residential uses.  Mixed-use areas are often located along local and major shopping streets and 
may require continuous retail/service uses at grade.

Council-approved policies or land use regulations. 

Neighbourhood Type: Mixed-Use Low-Rise

While the Vancouver Plan and draft ODP currently designate the subject site as a Neighbourhood Centre with a 
12-storey height datum, the site’s strategic locational attributes warrant a more intensive residential density. Situated 
within a high-frequency transit corridor between the Patterson and Joyce-Collingwood SkyTrain stations, the site is 

Furthermore, the dramatic shift in scale at the Burnaby - Vancouver interface, where heights reach 60+ storeys creates 

to 26 storeys) would ensure a more logical transit-to-density transition and support the City’s long-term housing and 
climate goals..

Neighbourhood Types 

1111 Metro Core/Broadway + MTC 

1111 Rapid Transit Area 

1111 Neighbourhood Centre 

Vi llage 

Multiplex Area 

1111 Industrial/Employment 

~ Vil lage/Neighbourhood Centre 
overlap with Rapid Transit Area 
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Rapid Transit Areas
Rapid transit areas are generally within a 10-minute walk of existing or future rapid 
transit stations. Locating jobs and purpose built rental housing near transit moves the 

advantage for people who rely on transit as a lower-cost transportation option. As more 
people move into these neighbourhoods, high-quality public spaces and access to 
amenities becomes even more important. 

Housing:
diverse housing options with an emphasis on purpose-built market and below-market 
rental and social housing.

Jobs: Enable mixed-use spaces such as business centres, co-working spaces, 

Built Form: Aim for a more distributed (versus concentrated) pattern of development 
that allows for mid to high-rise buildings (generally 12-18 storeys, with taller buildings in 

The proposed site at 3696 Kingsway should be designated as a ‘Rapid Transit Area’ 
within the Vancouver Plan 2050 due to its exceptional multimodal connectivity, which 
aligns with the plan’s strategy to concentrate high-density residential and employment 
growth in locations that reduce reliance on private vehicles. This designation is primarily 
driven by the site’s unique position within an 800-meter radius of two separate Expo 
Line SkyTrain stations, Joyce-Collingwood and Patterson, providing redundant access 

enhanced surface transit establishes the necessary infrastructure backbone to support 
intense development at this key intersection.

SITE

Policy Future Designation

Areas withi n a 10-minute walk of 
a rapid transit station that provide 
significant employment, housing, and 
amenities. 

Rapid Transit Area 

Transit station 
plaza 

Greenway 

. 
• r--.:. ) ~ 

Transect of Rapid Transit Area - burld1ng height and massing --=:::::::::: 

School and 
childcare 
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Shadow Study
Vernal Equinox | 20 March

Legend

Site

Extent of Full Shadow

10am 12pm

2pm 4pm

■ 

--
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Shadow Study
Summer Solstice | 20 June

Legend

Site

Extent of Full Shadow

10am 12pm

2pm 4pm

■ 

--
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Shadow Study
Autumn Equinox | 22 September

Legend

Site

Extent of Full Shadow

10am 12pm

2pm 4pm

■ 

--
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Zoning Context
C-2 Zone
The site is currently designated as C-2 Commercial District, the intent of which 
is to foster active, pedestrian-oriented commercial nodes along the city’s major 
arterial corridors. Rather than the high-intensity verticality of the downtown core, 

 
 

local commercial vitality with housing supply—while carefully managing the scale 

Urban Design 
Guidelines

Plan Zoning 

Designated FAR 

Designated Height  

Zoned Land Uses  
    

Zoning Status 

N/A 

C-2

4.0 (conditional)

6-Storeys

Rezonings enabled (CD-1 rezoning)

SITE

e 
$ 
e 
e 
0 
GI 

N 

C) 
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Building 
Separation
Potential Future Context
The potential future context plan demonstrates that the 
proposed development maintains appropriate setbacks 
and spatial relationships, ensuring it does not preclude 
or constrain future development opportunities on 
adjacent parcels within the block.

KINGSWAY 

\7 
\ \ 

LJ 

N 

C) 
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Project Program
Current Use
Telus Telephone Exchange Building with Surface Parking Lot

Proposed Use
• 233 Total Residential Rental Units

• 5,960 sq.ft of Indoor Residential Amenity Space

• Podium & Rooftop Outdoor Residential Amenity Deck

• 10,110 sq.ft of Commercial CRU space

• New Telus CO Building and Associated Infrastructure

• 3,990 sq.ft of New Telus CO building (0.14 FSR)

• 178,735 sq.ft of Residential Rental Building & CRU space (6.29)

• Total FSR Density of 6.43

Legend

Commercial CRU

Residential - Rental

Telus C.O. Building

Residential Amenity

Residential Outdoor Amenity

BOH/Mechanical/Storage

■ 
■ 
■ 

■ 
■ 
■ 

______ ) 

____ ) 

______ ) 
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Height & Density
Proposed 
This proposal for a 25-storey residential rental tower at the intersection of 
Kingsway and Boundary Road is submitted as a deliberate architectural 
response to a unique and evolving urban condition. 

The design rationale is rooted in the conviction that the site’s current C-2 

intersection separating the City of Vancouver from the City of Burnaby. A 
location of this prominence demands a built form capable of acting as a 

the entry into the city with appropriate civic stature. 

Contextually, the tower is designed to bridge the visual gap between the 
established, massive skyline of nearby Metrotown and the existing high-
density cluster and proposed future redevelopment surrounding the “Telus 
Boot” adjacent to the site. (See P17 for Reference)

transit-oriented development principles, capitalizing on robust connectivity 
via high-frequency arterial bus routes, established cycling lanes, and 
proximity to the SkyTrain network. 

The viability of this increased density is further ensured by the site’s 
immediate adjacency to world-class recreational amenities, including Central 
Park and Swangard Stadium, which will amply support the needs of a 
growing resident population.

Ultimately, this proposal represents a vital urban evolution, leveraging a 
pivotal location and excellent transit connectivity to bridge the emerging 
skylines of Vancouver and Burnaby with an appropriately scaled landmark 
tower.

1: 
Density transition 
from Metrotown, 
through Central Park 
& Swangard Stadium 
to the Site of 3696 
Kingsway 

2: 
Height and Density 
seamlessly transition 
from viewpoint of 
Swangard Stadium



Section 6
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The Jervis / Intracorp

The Urban Environment House / Lahdelma & 
Mahlamäki Architects

Swimming centre - Cloud architects

Kathleen /
Arcadis 

The architectural rationale for this project pays homage to the Telus Communications building that occupies the 
site. Binary code, fundamental to modern telecommunications, converts voice and text into a series of 1’s and 0’s. 
Architecturally, “binary” can symbolize a design approach that emphasizes duality or contrasting elements.

This concept is realized through the use of contrasting materials and the interplay of symmetry and asymmetry. The 
design features a juxtaposition of light concrete and dark brickwork, copper-toned metal panels and wood-toned 
soffits, as well as dark window-wall systems and curtain walls against dark & copper-toned metal panels. The facade 
detailing further enhances this theme with a mix of symmetrical and asymmetrical patterns in the dark & copper-
toned metal panels.

This thoughtful integration of binary principles not only reflects the technological heritage of the site but also creates 
a visually dynamic and engaging structure.

Precedents

◄ 
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Design Principles

• Create points of interest along each site frontage and at 
the intersection of Kingsway & Boundary Road.

• Ensure that nodes are easily accessible to all users, 
including those with disabilities. This includes considering 
wider pathways, ramps, and signage

• Nodes should be designed with safety in mind, ensuring 
they are well-lit, monitored through passive surveillance, 
and free from hazards

• Create flow across the block
• Accommodate a strong pedestrian presence in accordance 

with the C-2 Zoning bylaws.
• Link to surrounding circulation network
• Prioritize accessibility, comfort, and safety on streets 

through CPTED and design standards 

• Ensure building facades provide active frontage for sense 
of safety through passive surveillance 

• Ensure human-scaled interfaces
• Soften the hardscape with planting features and art
• Provide amenities such as seating, lighting, public art, and 

green spaces to make the area inviting and comfortable for 
the public

Cyclist
Vehicle
Pedestrian

Public street active 
frontage

Nodes

Contribute to the growing 
development of the Vancouver 
ODP

Connect

Design strong, seamless, 
intuitive connections for 
drivers, pedestrians, and 
cyclists.

Activate

Use streetscape design and 
architecture to frame public 
spaces.

J, 

KINGSWAY 

I /[J J 
LANE 

= µ, : c.i 
' "' ' >-' "' ! c3 z 

:::, 
0 ' ., : 

J, J, 

KINGSWAY 

KINGSWAY 

LJ_J__':~ ====='---::.===~ ~ I I ([J 
LANE LANE - -- N - C) 
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Open Space

Series of Spaces: Active Street-Level Frontages Private Open Space: L2 Amenity Podium Private Open Space: Rooftop Amenity Deck

• Carve out open areas through building recesses with 
feature paving, planters and seating to define key 
entry points

• Program wider pedestrian movement and furnishing 
zones to accommodate higher number of users 

• Design high-quality streetscape treatments and 
pedestrian orientated lighting to encourage active use 
of the public realm  

• Provide a podium amenity deck that optimizes solar 
access for its users while also providing passive 
surveillance to the public

•
outdoor amenities that create opportunities for social 
connection and enhance the residential experience. 

• Arrange the rooftop amenity to optimize solar 
exposure for outdoor areas and maximize view to 
Central Park. 

• Continue to expand amenity options for residents that 
create space to gather, entertain, work and exercise in 

I 

LANDSCAPE BUFFER 

RETAIL FRONTAGE 

RESIDENTIAL ENTRY 
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Sustainability
PROPOSED SUSTAINABILITY MEASURES 
TO COMPLY WITH GREEN BUILDINGS 
POLICY FOR REZONINGS
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Public Art Opportunities

1 | Residential Entrance Space along Boundary Looking North-West 2 | Outdoor CRU Seating Area along Boundary looking South-West

The proposed development has the following 
opportunities for the introduction of public 
art to further add to the visual appeal of the 
project

KINGSWAY 
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Base
Ground Plane
At street level, 3696 Kingsway is designed to cultivate a 
distinctly human-scaled public realm, softening the intensity 
of the Kingsway–Boundary intersection with an active and 

corner commercial volume, where a series of tall, sculpted 
arches establishes a clear architectural identity. These arches 
act as a ceremonial threshold—framing the landmark café 
and restaurant and signalling the site as a gathering point for 
residents, neighbours, and passersby. 
 

interface. The facade juxtaposes light architectural concrete 
framing against the weight and permanence of dark brickwork, 
grounding the tower with a sense of tactile solidity. Warm, 
copper-toned metal panels are integrated into the arch reveals 
and signage bands, catching the sunlight and adding a layer of 
sophistication that contrasts with the cooler tones of the glass 
and concrete. 
 
This architectural language extends along the frontage, where 
the rhythm of the concrete colonnade guides pedestrian 

boundary between the sidewalk and the interior retail spaces, 
allowing the vibrancy of the shops to engage visually with the 
street. By balancing the monumental scale of the corner arches 
with the rhythmic consistency of the retail frontage, the ground 
plane fosters a sense of intimacy and pause, establishing 3696 
Kingsway not just as a thoroughfare, but as a vibrant urban 
anchor.

Architectural Render Looking South Along Kingsway



43

3696 KINGSWAY REZONING APPLICATION BOOKLET

Tower
Residential Rental Tower
The residential tower emerges seamlessly from its podium, 
extending the material palette and tonal warmth of the base 
upward to create a cohesive architectural composition. This 
continuity strengthens the tower’s presence on the skyline, 

rather than a series of discrete elements. 
 

calibrated contrast between deep charcoal glazing and warm, 

like architectural pinstripes, elongating the tower’s proportions 

from all approaches. 
 
Beyond simple repetition, the façade incorporates subtle shifts in 
the vertical metal expression, producing a controlled asymmetry 
that enlivens the tower’s surface. This nuanced modulation - an 
intentional “glitch” in the patterning introduces a dynamic visual 
rhythm that animates the elevation throughout the day. It brings 
a measured narrative dimension to the façade, referencing the 
site’s telecommunications past through a motif suggestive of 
cascading digital data. 
 
Together, these elements establish the tower as a contemporary 
landmark at the Kingsway–Boundary intersection. Its material 

sophisticated presence that aligns with the evolving character of 
the Killarney neighbourhood.

Architectural Render Looking South-West at the 
intersection of Kingsway & Boundary

Architectural Render Looking North-West along 
Boundary Rd.
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Tower
Tower Top
The architectural composition culminates in a highly 
curated rooftop level, where resident amenities and 
carefully integrated mechanical functions come together 
to form a distinctive crown for 3696 Kingsway. Rather 
than concealing these upper elements, the design 
leverages them to establish two prominent skyline 
moments—one oriented toward Kingsway’s northern 
approach and the other addressing the western vista 
along Boundary Road. 
 
By extending key architectural forms beyond the primary 
roofline, the tower achieves a more expressive and 
deliberate silhouette. These elevated gestures create 
a visually engaging summit that anchors the building 
on the horizon, contributing a memorable profile to the 
emerging urban skyline. 
 
Along the north elevation, the tower’s vertical grid is 
carried upward to enclose and refine the mechanical 
volumes, transforming functional requirements into an 
architectural asset. This extension reinforces the tower’s 
overall rhythm while ensuring the top of the building 
feels resolved and intentional. The result is a crown 
that balances performance and aesthetics—an elegant 
termination that enhances both the building’s identity and 
its presence within the broader Kingsway corridor.

Architectural Render Looking South Along Kingsway
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Telus CO
Telus CO Building
The design of the adjacent Telus CO 
building transforms a utilitarian structure into 
a cohesive part of the overall development. 
Rather than treating this infrastructure 
component as “back-of-house,” the 
architecture elevates it to match the quality 
of the main residential tower. 
 
The building is grounded by a solid, neutral 
base of architectural concrete that provides 
a clean backdrop for the streetscape. The 

of the roof level. To address the functional 
need to house complex systems, the design 
utilizes copper-toned vents and louvers 
to screen and obscure the mechanical 
equipment on the roof. 
 
This screening element is not just 

crown. The vertical rhythm of the copper 
louvers visually links this smaller structure 
to the residential tower’s facade, ensuring 

architectural family. By wrapping necessary 
infrastructure in these warm, high-quality 
materials, the Telus CO component sits 
comfortably alongside the podium terrace, 
contributing to a polished and thoughtful 
urban edge

Architectural Render of Telus CO Building Looking South Along Kingsway Architectural Render of Telus CO Building Looking South-East Along Kingsway
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PROJECT INFORMATION 

PROJECT ADDRESS 

LEGAL ADDRESS 

2DNING 

SITE AREA (PROJECT) 

PROPOSED DENSITY 

Component 

Phase 1: Hemlock CO Building 

~ tt.iht 

Towerl'loofPl,1te 

Site Cove,.ge 

Building S.tb.lck 

FSR AREA BREAKDOWN 

Rental Tower 

USE 

RESIDENTIAL RENTAL 

Hemlock CO Buildin 

-
(PROJECTTOTAL 

UNrTCOUNT 

TYPE 
MllrketRenlal 

Unit Mix ("4) 

Average Unit Size (Llveable )sl. 

3696Kingsway,Vancouver,BC 
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Gross Floor Area Exclusions 

Level (s) FSRAre;1 
Of'ENNG 

Commucl• I Rellldentla l Total Amenity ln-wite Storap Open to below Bike Par111ng Wallbdusions Total BALCONY 

Uses 

Unit Count 

Total I Studio It Be droom I 2 Bedroom 3Bedroom 

Mechll 956 956 956 
Me chl1 2,055 2,055 187 187 , .... 

Roof Deck 3,555 3,555 3,555 3,555 

" 7,232 7,232 280 36 316 8,918 '" 10 \ 5 3 \ 

2 7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

2 7,232 7,232 280 36 316 8,918 64 10 \ 5 3 \ 
7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

" 7,232 7,232 280 36 316 8,916 64! 10 \ 5 3 \ 

2( 7,232 7,232 280 36 316 6,916 64! 10 \ 5 3 \ 

7,232 7,232 280 36 316 8,916 64 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

1 7,232 7,232 280 36 316 6,916 64! 10 \ 5 3 \ 

11 7,232 7,232 280 36 316 6,916 64! 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

1 7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 
Tower Typical Floor 

" 
7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64! 10 \ 5 3 \ 

7,232 7,232 280 36 316 8,918 64 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,918 64 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 

I 7,232 7,232 280 36 316 8,918 64! 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 
7,232 7,232 280 36 316 8,916 64 10 \ 5 3 \ 

7,232 7,232 280 36 316 6,916 64 10 \ 5 3 \ 
7,232 7,232 280 36 316 8,916 64! 10 \ 5 3 \ 

' 
7,232 7,232 280 36 316 8,916 64! 10 \ 5 3 \ 

Amenitv /5ultes 4,924 4,924 2,405 eo 59 15 2,559 2,J<5 J \ 2 

Bike Storage LevellUppe 319 13,733 14,052 2,800 8,507 11 ,307 2,745 

Retail /Res. Lobbv Level11owe 9,791 2,117 11,908 171 171 11,737 

Total 10,110 193,676 203,786 5,960 9,320 246 8678 847 25,051 178,735 14,835 233 1 24 117 69 23 
Balcony I FSR• 8.30% 100.0% 10.3% 50.2% 29.6% '·"' 

Level(s) 
Gro• Floor Area Exdusions 

FSRArea ... Total Uti lltvUse BelowG~ 

Roof 154 1 154 154 
Leve l 3,838 1 3,838 3,838 
Levell 3 838 I 3838 3838 

Total 7,830 ( 7,830 3,838 3,992 
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IBG (POINT A1) =[( ) x 18.95 ] = 373.88'

[(380.58-373.88 ) ]+ 373.86 = 374.44'

FORMULA FOR PROVING IBG POINT A1  

IBG (POINT A2) =

FORMULA FOR PROVING IBG POINT A3

POINT B3 IS THE LOWER POINT 
RENTAL TOWER BASE POINT = 373.06'

FORMULA FOR PROVING IBG POINT B1  

FORMULA FOR PROVING IBG POINT B3

IBG (POINT B1) =[( ) x 60.58 ] = 372.07'

[(383.62-372.07 ) ]+ 372.07 = 373.06'IBG (POINT B2) =

TOTAL DISTANCE 9.83 '

Rental Tower
25-Storey

IBG (POINT C1) =[( 369.49-369.29
9.83 ) x 8.33 ]+ 369.29 = 369.46'

FORMULA FOR PROVING IBG POINT C2

[( 378.28-377.33
9.83 ) x 7.37 ]+ 377.33 = 378.04'

[(378.04-369.46
95.22 ) x 8.20 ]+ 369.46 = 370.2'

FORMULA FOR PROVING IBG POINT C1  

IBG (POINT C2) =

IBG (POINT C3) =

FORMULA FOR PROVING IBG POINT C3

POINT C3 IS THE LOWEST POINT 
CO BUILDING BASE POINT = 370.2'
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. . 

Gross Floor Area Exclusions 

Level (s) FSRArea 
OPENING 

Commercial Residential Total Amenity In-suite Storage Open to below Bike Parking Wall Exduslons Tota l BALCONY 

Uses 

Mech L2 956 956 956 

Mech Ll 2,055 2,055 187 187 1,868 

Roof Deck 3,555 3,555 3,555 3,555 

25 7,232 7,232 280 36 316 6,916 645 

24 7,232 7,232 280 36 316 6,916 645 

23 7,232 7,232 280 36 316 6,916 645 

22 7,232 7,232 280 36 316 6,916 645 

21 7,232 7,232 280 36 316 6,916 645 

20 7,232 7,232 280 36 316 6,916 645 

19 7,232 7,232 280 36 316 6,916 645 

18 7,232 7,232 280 36 316 6,916 645 

17 7,232 7,232 280 36 316 6,916 645 

16 7,232 7,232 280 36 316 6,916 645 

15 7,232 7,232 280 36 318 6,916 645 

14 7,232 7,232 280 36 316 6,916 645 
Tower Typical Floor 13 7,232 7,232 280 36 316 6,916 645 

12 7,232 7,232 280 36 316 6,916 645 

11 7,232 7,232 280 36 316 6,916 645 

10 7,232 7,232 280 36 316 6,916 645 

9 7,232 7,232 280 36 316 6,916 645 

8 7,232 7,232 280 36 316 6,916 645 

7 7,232 7,232 280 36 316 6,916 645 

6 7,232 7,232 280 36 316 6,916 645 

5 7,232 7,232 280 36 316 6,916 645 

4 7,232 7,232 280 36 316 6,916 645 

3 7,232 7,232 280 36 316 6,916 645 

Amenity/ Suites 2 4,924 4,924 2,405 80 59 15 2,559 2,365 

Bike Storage Level 1 Upper 319 13,733 14,052 2,800 8,507 11 ,307 2,745 

Retail/ Res. Lobby Level 1 lower 9,791 2,117 11 ,908 171 171 11 ,737 

Total 10,110 193,676 203,786 5,960 9,320 246 8,678 847 25,051 178,735 14,835 

Balcony I FSR= 8.30% 

••: : 
Gross Floor Area Exclusions 

Level (s) 
UtllltvUse 

FSR Area 
Total Utility Use Below Grade 

Roof 152 152 152 

Level 2 3,838 3,838 3,838 

Level 1 3,838 3,838 3,838 

Total 7,828 7,828 3,838 3,990 
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Project NorthTrue North
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TYPE 

RESIDENTIAL 

RETAIL 

AMENITY 

BIKE PARKING 

r;----------T-,--J ---------------- , -----------------

, I , r 1 r r 1 

r 

I 

r .. 
~ 1""""'iJ--t-

.. 
' 

- .~ -- · --'-------_=c.--------,-----------"- - ,-·---------~, ------;---~.~~ 

GROSS AREA 
(SQ.FT.) 

2,117 

9,791 

EXCLUSION 

171 

FSRAREA(SQ. FT.) 
(Gross Area-Exdusions) 

CO BUILDING - LEVEL l 

TYPE 

UTILITY ABOVE GRADE 
! UTILITY BELOW GRADE 

TOTAL 

GROSS AREA 
EXCLUSION 

FSRAREA(SQ.FT.) 
{SQ.FT.) (Gross Area- Exd usions) 

3,838 3,838 

3,838 3,838 ~----
STORAGE BELOW GRADE 3,156 3,156 

TOTAL 15,064 3,327 11,737 (DC]) 
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FAR Overlay - Level 1 Upper Floor Plan

. I I ~1,- -- ---- -- T- --- --- --- --- -- - -- , --- --- --- --- ---- -

I· 

~ 1""""'iJ--t-

RENTAL TOWER LEVEL 1 UPPER CO BUILDI NG - LEVEL 2 

TYPE 
GROSS AREA 

EXCLUSION 
FSR AREA(SQ, FT,) 

(SQ.FT.) (GrossArea-ExduslonsJ 
TYPE 

GROSS AREA 
EXCLUSION 

FSRAREA (SQ. FT,) 

(SQ.FT.) (Gross Area-Exduslons) 

RESIDENTIAL 13,733 UTIUTY ABOVEGRADE 3,838 

RETAIL 319 UTILITY BELOW GRADE 

AMENITY TOTAL 3,838 3,838.00 ~----STORAGE- 2,800 
BIKE PARKING aso, 

TOTAL 14052 11307 2.745 

• Combined storage area for 70 units 
(DC]) 
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Project NorthTrue North
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FAR Overlay - Level 2 Floor Plan
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RENTAL TOWER LEVELZ CO BUILDING •MECH ROOF 

TYPE 
GROSS AREA 

EXCLUSION 
FSRAREA(SQ.FT.} 

(SQ.FT.) (Gross Area-Exclusions) TYPE I GROSS AREA 
EXCLUSION 

FSRAREA(SQ.FT.) 

(SQ.FT.) (Gross Area-Ellduslons) 

RESIDENTIAL 4,924 UTILITY ABOVE GRADE 152 152 
AMENITY 2,405 TOTAL 152 152 

STORAGE ., ~----OPENING 59 
WAU. EXCLUSION 15 

TOTAL 4,924 2,559 ~365 (DC]) 
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FAR Overlay - Level 3-25 Typical Floor Plan
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"lr 11 ... 

L_ --- -- - --- - _I_ -- - - -- -- - --- - -- -- - --- - -- --- - -- -- - --

RENTAL TOWER LEVEL 3-25 (per floor) 

TYPE 
GROSS AREA 

EXCLUSION 
FSRAREA(SQ.FT.) OPENIIAIOONY 

(SQ.FT.) {Gron ArH·Excluslons) CSQ.n.1 

I RESIDENTIAL 7,232 
AMENITY 

ISTORAGE ,., 
IWAUEXCLUSION .. ~----

TOTAL 7,232 326 . ..,. 645 (DC]) 
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FAR Overlay - Roof Top Floor Plan

I _________ T ___________________________________ _ 

L_ --- -- - --- - _I_ -- - - -- -- - --- - -- -- - --- - -- --- - -- -- - ------- --_J 

RENTAL ROOF TOP 

TYPE 

I RESIDENTIAL 

!AMENITY 

TOTAL 

GROSS AREA 
(SQ. FT.) 

3.555 

3,555 

EXCLUSION 
FSRAREA(SQ,FT.J OPENBALCONY 

{Grou Are,1-Exdusions) (SQ.FT,) 

3,555 

3,555 ~----
(DC]) 
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AIR SOURCE
 HEAT PUMP
(OPEN TO SKY)

COOLING TOWER
(OPEN TO SKY)

MECH.
ROOM

ELEC.
ROOM

ELEVATOR
OVERRUN

64'32'16'0

Project NorthTrue North

1"=12'-0"

FAR Overlay - Roof Mech. L1 Floor Plan

I _________ T ___________________________________ _ 

L_ --- -- - --- - _I_ -- - - -- -- - --- - -- -- - --- - -- --- - -- -- - ------- --_J 

RENTAL TOWER LEVEL MECH U 

TYPE 
GROSS AREA 

EXCLUSION 
FSR AREA (SQ. FT.) 

(SQ.FT.) (Gross Area-Exdusions) 

I RESIDENTIAL 2,055 

!OPENING 187 
TOTAL 2,055 187 .... ~----

(DC]) 
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Project NorthTrue North

1"=12'-0"

FAR Overlay - Roof Mech. L2 Floor Plan

I _________ T ___________________________________ _ 

L_ --- -- - --- - _I_ -- - - -- -- - --- - -- -- - --- - -- --- - -- -- - ------- --_J 

RENTAL TOWER LEVEL MECH U 

TYPE 
GROSS AREA 

EXCWSION 
FSRAREA(SQ.FT.) 

(SQ.FT.) (Gross Area-Exdusions) 

RESIDENTIAL 956 
OPENING 

TOTAL 956 956 ~----
(DC]) 
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STREETSCAPE ELEVATIONS
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STREETSCAPE ELEVATIONS
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Streetscape Elevation Looking West along Boundary Rd.
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Architectural Renderings
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Architectural Render Looking South from Kingsway
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Architectural Render Looking South-West from the Intersection of 
Boundary Rd. & Kingsway
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Architectural Render Looking South from Kingsway
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Architectural Render Looking North-West from Boundary Rd.Architectural Render Looking South-West from the Intersection of 
Boundary Rd. & Kingsway
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Architectural Render Looking North-West from Boundary Rd.
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Architectural Render Looking South-East Along Kingsway
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Architectural Render Looking South from Kingsway
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Architectural Render of Telus CO Looking South from Kingsway Architectural Render of Telus CO Looking South-East from Kingsway
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Architectural Render Looking North-West from Swangard Stadium



Section 10

Landscape Drawings
(Not to Scale)
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