
Date:
Time: 3:00 pm
Place: Town Hall Meeting Room, Vancouver City Hall

3:00 pm

1. 3:15 pm Address: 2095 West 43rd Avenue
DA: NA
Description: To develop a four-storey mixed-use building that includes 17 residential units with commercial uses at 

grade.  
Zoning: RM-3A to CD-1
Application Status: Rezoning Application
Review: Second
Architect: Rositch Hemphill (Anca Hurst)
Staff: Michelle McGuire and Ann McLean

2. 4:15 pm Address: 803 W 12th Avenue (Joseph & Rosalie Segal Family Health Centre)
DA: DE416467
Description: To construct a new eight-storey acute care hospital building to consolidate existing mental health 

facilities at VGH and UBC hospitals. The building will consist of out-patient facilities on levels one and 
two with 100 in-patient beds on levels three to seven. The top floor will be for roof garden and 
mechanical space. 

Zoning: CD-1
Application Status: Complete Development Application
Review: Second (First as Complete Development Application)
Architect: Parkin Architects (Pieter Wansink)
Staff: Sailen Black

3. 5:15 pm Address: 8533 River District Crossing (East Fraser Lands Parcel 15)
DA: DE418328
Description: To construct an 18-storey mixed use building, containing a total of 258 dwelling units with retail at 

grade.
Zoning: CD-1
Application Status: Complete Development Application
Review: Second (First as Development Application)
Architect: Pat St. Michel
Staff: GBL Architects (Stu Lyon)

4. 6:15 pm Address: 3488 Sawmill Crescent (East Fraser Lands Parcel 16.1)
DA: DE418327
Description: To construct a six-storey mixed use building, containing a total of 61 dwelling units with six retails 

units at grade.
Zoning: CD-1
Application Status: Complete Development Application
Review: Second (First as Development Application)
Architect: Yamamoto Architecture (Taizo Yamamoto)
Staff: Pat St. Michel

5. 7:15 pm Address: 508 W 28th Avenue
DA: DE418352
Description: To construct a six-storey residential building with two townhouses on the lane, containing 59 units.
Zoning: CD-1 pending
Application Status: Complete Development Application
Review: Second (First as Development Application)
Architect: Gateway Architecture Inc (Michael Cox)
Staff: Tim Potter
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1. Address: 2095 West 43rd Avenue 
 DE: 417521 
 Description: Concurrent rezoning and development application to construct a 6-storey 

multiple dwelling building containing 56 secured market rental units and 
commercial uses at grade. 

 Zoning: RM-3A to CD-1 
 Application Status: Rezoning and Development Permit 
 Review: First 
 Architect: Rositch Hemphill Architects 
 Owner: Bogner Development Corporation Ltd. 
 Delegation: Bryce Rositch, Rositch Hemphill Architects 
  Anca Hurst, Rositch Hemphill Architects 
  Jonathan Losee, Jonathan Losee Landscape Architect 
  Leon Bogner, Bogner Development Corporation Ltd. 
 Staff: Michelle McGuire and Ann McLean 

 
 
EVALUATION:  SUPPORT (6-0) 
 
• Introduction:  Michelle McGuire, Rezoning Planner, introduced the proposal for a rezoning 

application for a site located at East Boulevard and West 43rd Avenue. The site is a single parcel 
that is zoned RM-3A and currently includes an existing church building. Ms. McGuire described the 
context for the area and noted that there are mostly low-rise residential apartment buildings with 
single family houses to the east across the lane while further to the north there are mixed-use 
developments. The proposal is for a 6-storey mixed-use development with 56 residential units that 
are proposed as secured rental as well as parking for 29 vehicles. The main applicable policy is the 
Interim Rezoning Policy for Increasing Affordable Housing that allows consideration of proposals for 
up to 6-storeys fronting onto an arterial street that is well served by transit and within close 
proximity of identified neighbourhood centre and local shopping area.  The other key City policy 
that applies is the Arbutus Ridge/Kerrisdale/Shaughnessy (ARKS) Community Vision approved by 
Council that allows consideration of social or affordable housing projects.  

 
Ann McLean, Development Planner, further described the proposal noting that RM-3A is a medium-
density apartment zone. As well as the dwelling units the proposal will have two commercial units 
facing East Boulevard and two that will face West 43rd Avenue. The residential will have mostly one 
bedroom units with fifteen two bedroom units. Ms. McLean mentioned that the adjacent zone is C-
2 and staff have recommended that the setbacks for this zone be used as a guide for the proposal 
with the exception of the north side where some flexibility could be entertained and that above 4-
storeys the C-2 setback lines be continued. Ms. McLean added that the project is required to 
achieve LEED™ Gold. 
 
Advice from the Panel on this application is sought on the following: 
As this is a combined Rezoning and Development Permit, the Panel was asked for general 
comments on the building form, use and density proposed through the rezoning and further, for 
comments on: 
 The approach of the transition of building massing to the adjacent lower scale. 
 The treatment of uses adjacent to the streets and their interface with the public realm. 

 
Ms. McGuire and Ms. McLean took questions from the Panel. 
 



• Applicant’s Introductory Comments:  Bryce Rositch, Architects, further described the proposal 
and mentioned that there has been no new rental housing in Kerrisdale in over 40 years. He 
described the architecture noting that they have sculpted the building to be responsive to the 
single family homes in the neighbourhood and as well they did a detailed shadow study. The 
architectural style has a classic expression that is respectful of Kerrisdale. In order for the building 
to work as a rental project the client needs a certain amount of density. He said they are struggling 
to keep the density on the site and still make it a viable rental project.  
 
Jonathan Losee, Landscape Architect, described the landscaping plans and said in terms of the side 
yards they are landscaping some small patio spaces and they are treating the edges with a picket 
fence. One significant feature is to add some significant trees on West 43rd Avenue. There are 
already mature trees on the Boulevard.  

 
 The applicant team took questions from the Panel. 
 
• Panel’s Consensus on Key Aspects Needing Improvement:   
 

 Design development to improve the stepping on the upper floors; 
 Design development to improve the colour palette; 
 Design development to improve the unit layouts; 
 Consider screening on the top floors to reduce overlook to the neighbours. 

 
• Related Commentary: The Panel supported the proposal and thought there was a need for rental 

units. 
 

The Panel supported the building form, use and density and thought it would fit nicely into the 
neighbourhood. They liked the vertical articulation and thought the applicant had done a good job 
in diminishing the shadowing to the neighbours. Several Panel members thought there could be 
some stepping back on the top floor to reduce the mass since most buildings along the street are at 
4-storeys. One Panel member suggested easing back on the east façade to get more space on the 
East Boulevard side. As for the colour palette, some Panel members thought it was too dark and 
very yellow and had little contextual relevance.  
 
Some Panel members thought the retail spaces might not be viable considering that East Boulevard 
is lacking in pedestrian use. A couple of members suggested converting the space into residential 
use to help reduce the mass of the building. Other members thought that the commercial was a 
positive aspect of the proposal and supported municipal policy.  
 
Some Panel members were concerned about the dense, compact plans and that the bedrooms were 
deeply recessed into the facades. There were concerns regarding access to light and livability in 
some of the unit designs.  
 
The Panel supported the landscape plans but thought there should be some screening on the 5th 
and 6th floors to reduce overlook to the neighbours. As well there was concern that the conifers in 
the garden space would make for a darker area. It was suggested that the sidewalk paving come up 
to the front doors so that patios could connect to the street.  

 
• Applicant’s Response:  Mr. Rositch said that he appreciated the Panel comments and thought they 

were helpful. 
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4. Address: 803 West 12th Avenue 
 DE: 416467 
 Description: To construct a new 8-storey acute care hospital building to consolidate 

existing mental health facilities at VGH and UBC hospitals. The building will 
out-patient facilities on levels one and  two with 100 in-patient beds on 
levels three to seven, the top floor  will be for roof garden and mechanical 
space. This preliminary development permit also includes updates to the 
master plan that are affected by this building, including, demolition of the 
Willow Chest Building (2647 Willow Street) and Health Sciences Building 
(715 West 12th Avenue) along with the relocation of the Bulk  Storage Gas 
Tank Farm. 

 Zoning: CD-1 
 Application Status: Preliminary 
 Architect: DYS Architecture 
 Owner: Vancouver Coastal Health 
 Review: First 
 Delegation: Knut Boeck, DYS Architecture 
  Dane Jansen, DYS Architecture 
  Jonathan Losee, Jonathan Losee Landscape Architects 
  Sam Collins, Vancouver Coastal Health 
 Staff: Sailen Black 

 
 
EVALUATION:  SUPPORT (4-2) 
 
• Introduction: Sailen Black, Development Planner, introduced the proposal regarding the Vancouver 

General Hospital for a preliminary development permit application that will update the master 
plan and add a new building.  The proposed building is a new 8-storey acute care centre for mental 
health patients.  The building will include out-patient facilities as well as a 100 in-patient beds. On 
the top floor a roof garden is planned.  Mr. Black described relevant aspects of the CD-1 by-law, 
the VGH Precinct CD-1 Guidelines, and the existing Preliminary Development Plan and Open Space 
Agreement applicable to the site, including height limits and the intent to create a legible 
pedestrian-oriented public realm. 
 
Advice from the Panel was sought on the architectural, landscape and open space design in 
general, and in particular: 

 
 Does the proposed form of development support the future open space off the Heather 

Commons with its front on the Willow pedestrian corridor? 
 Does the relationship between the building entries and the Willow corridor create an inviting 

amenity for hospital patients, staff, and the public? 
 
Mr. Black took questions from the Panel. 
 

• Applicant’s Introductory Comments:  Knut Boeck, Architect, further described the proposal. He 
noted that the building was designed to get as much natural light into the building as possible. As 
well there is a one storey grade difference between level one and level two making the building at 
grade on the north and east side. The main entrance is proposed on the east side.  There is a set of 
stairs in the master plan that will be pushed back to the south to create level access at level one 
and allow at-grade access from West 10th Avenue. There is a 2-storey atrium linking level one and 
two with a separate entrance on the south side of level two. He noted the upper floors are cut 



back at the courtyard to allow more light into the floors.  Mr. Boeck described the programming for 
the proposal. He noted that they will be achieving LEED™ Gold for the building. Mr. Boeck stated 
that they are providing glazing at grade to create street animation and as well there is the 2-storey 
atrium that relates to the Blusson Pavilion. The elevation of the courtyard at level three picks up 
the Blusson Pavilion canopy elevation.  

 
Jonathan Losee, Landscape Architect, described the landscape plans. He mentioned that the 
primary focus was to see how the building impacts on the Willow Street corridor. The retaining wall 
will follow the slope at an angle to have a seating height edge just outside the building. There will 
be a set of steps to the front door but there will also be wheelchair access via the Willow corridor 
path to the east. On the upper levels of the building, vertical landscaping is proposed for the walls 
between the patio spaces. The roof terrace will be used for patient activities, so gathering places 
are proposed with an area for future gardening. The courtyards, although shady, will be visible 
from inside the building.  A water feature is planned along with some plantings to act as buffers 
between the courtyard and the adjacent office spaces. 
 
The applicant team took questions from the Panel. 

 
• Panel’s Consensus on Key Aspects Needing Improvement:   

 
 Design development to improve the area around the east entrance; 
 Design development to increase the amount of natural light in the courtyards. 

 
• Related Commentary: Although the Panel supported the proposal but they thought there was room 

for improvement. 
 

The Panel supported the form of development and liked the architectural expression of the 
building. However they thought there were some challenges in the proposed open space relative to 
the Willow Street alignment and the future Heather Commons. The Panel felt that the relationship 
between the entries and Willow Street didn’t work as shown, and actually made the entry hard to 
find. They also felt that depressing the Willow promenade to meet the east entry level diminished 
the formality of the street, and recommended raising the entrance. As well the Panel thought the 
location of the stair was not successful, with one member suggested pulling them back to the 
north. It was suggested that the Willow corridor might work better more as a street than a green 
space, with some Panel members recommending activating the street more. A couple of Panel 
members noted that there might be too many trees at the entrance that didn’t help to clearly 
define the entry.  

 
The Panel also had some concerns regarding the lack of daylight getting into the courtyard space as 
the building seemed to be shadowing itself.  They felt this would make it a less livable space for 
the patients. 

 
 
• Applicant’s Response:  Mr. Boeck thanked the Panel and said the comments were very helpful. He 

added that they will try to incorporate them. Regarding the entrance he noted that the entrance 
was set but they could develop it further. 
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BUSINESS MEETING 
Chair Pez called the meeting to order at 4:10 p.m. and noted the presence of a quorum.  There 
was a brief business meeting and then the Panel considered applications as scheduled for 
presentation.  
  
1. Address: East Fraser Lands Workshop – Area 1 Town Square and Parcels 15, 

 16.1, 17, 18.1 
 DE: N/A 
 Description: Workshop to discuss evolving design for East Fraser Lands Area 1 

Town Square and Parcels 15, 16.1, 17 and 18.1. 
 Zoning: CD-1  
 Application Status: N/A 
 Review: First 
 Architect: Town Square: Margot Long and Chris Sterry, PWL Partnership 
  Parcel 15: Stu Lyon and Paul Goodwin, GBL Architects 
  Parcel 16.1 and 18.1: Taizo Yamamoto, Yamamoto Architecture 
  Parcel 17: Martin Bruckner and Gwyn Vose, IBI Group 
  Beau Jarvis, Wesgroup 
  Robin Petri, Wesgroup 
 Owner: Wesgroup 
 Staff: Pat St. Michel 

 
 
EVALUATION:   
 
• Introduction:  Pat St. Michel, Development Planner, introduced the workshop as an 

opportunity to gain comprehensive advice from the Panel and their input into the evolving 
designs of the Town Square area of East Fraser Lands, or the River District, prior to 
submitting for a development permit in the fall. Ms. St. Michel gave a history of the area 
noting that the plan for the East Fraser Lands was the result of many years of consultation 
and design from policy to ODP to area rezonings that was passed by Council at public 
hearings in 2008 and 2010. The River District is located in the southeast corner of 
Vancouver between Kerr Street and Boundary Road, Marine Drive and the Fraser River. Ms. 
St. Michel mentioned that there will be over 25 acres of park along with residential, retail, 
a community centre, a school and several childcare centres. There are three residential 
neighbourhoods shaped by two green corridors that extend back from the continuous public 
shoreline and river front park. As well a Canadian Pacific rail line bisects the site. 

 
Area One – Central Neighbourhood: 
The Town Square is located in this area which is the higher density mixed-use 
neighbourhood that will be the heart of the district. This area was rezoned in 2008 and was 
intended to be the first phase of the development. However, the recession did not support 
the construction of the higher density mixed-use developments envisioned for this area. 
Subsequently Area 2 (Western Neighbourhood) was rezoned in 2010 to enable lower 
density, and in particular, wood-frame construction to proceed. To date, all development 
in the River District has been in Area Two. Ms. St. Michel reminded the Panel that they had 
recently reviewed the development permit proposal for Parcel 5B, a low-rise and mid-rise 
11-storey residential development. 
 

 Town Square: 
 Wesgroup and Parklane Development are initiating development of the mixed-use central 

neighbourhood with the four projects and associated public realm that together from the 
Town Square. The Town Square will be an important public gathering place and the focus 
of shopping for the area. It will include a major grocery store as well as local-serving shops 
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and restaurants. The Town Square is located between Marine Way and the rail line at the 
intersection of the High Street and The Crescent. The High Street is a shopping street 
which will lead down to the riverfront and will be an important public place and focus of 
the area. An interesting challenge to note is that since the rezoning of Area One, Flood 
Control Levels have increased by over a meter. Building grades and streets have been 
raised to reflect this, but the rail line elevation remains constant, creating a challenge for 
addressing grade change with commercial frontage. Along the north side of the rail line will 
be a pedestrian greenway and off-street bicycle route. 

 
 Ms. St. Michel reminded the Panel that their presentation materials contain the public 

realm plan for the Town Square and a package for each of the four buildings that shape the 
square (Parcels 15, 16.1, 17.1 and 18).  The package also included excerpts from the 
Council (approved Guidelines for the area) which included concept plans for the public 
realm as well as the surrounding buildings.  The plans are intended as a guide and a 
demonstration of how the design principles, densities and building forms can be achieved, 
and the preliminary design reviewed by the Panel are consistent with what the zoning 
supports. Ms. St. Michel asked the Panel to comment on how well the evolving designs 
responded to the Guidelines, and where there is change, is it an improvement over what is 
in the Guideline document. She noted that the model reflected the building massing and 
the Town Square configuration from the 2008 Guidelines. With respect to character and 
design approach, the Guidelines ask that the buildings reflect the industrial past of the site 
and the working river. 

 
 Ms. St. Michel gave a description of the proposal noting that the development sites are all 

mixed-use with retail at grade. Parcels 15 and 17 are the two higher density parcels with 
towers of 17 and 19-storeys. She added that the tallest buildings in the future will be 24-
storeys and just to the east of Parcel 16.1 and 18.1).  Larger scale retail will be at the base 
of these two parcels with a grocery store at the base of Parcel 17. The largest public space 
will be on the southwest corner of Parcel 17 and Parcels 16.1 and 18.1 at the southern 
edge of the Town Square will be 4-storey wood frame buildings. 

 
 Ms. St. Michel mentioned that some of the bigger changes in presentations by the 

applicants will include: 
 Reorientation and enlargement of the Town Square to engage a portion of the corners 

of all four development sites.  
 A slight shift westward of the tower on Parcel 15 to improve sunlight access on the 

square and enlarge its presence on the parcel, and the introduction of this angle into 
the building form.   

 A change in the approach to the massing of Parcel 17 from a 4-storey to a 5-storey 
perimeter block form to a 10-storey mid-rise, a more open podium, and a free-standing 
amenity building. 

 A more open angle to the buildings of Parcel 16.1 and18.1 to become part of the 
square and strategies to address the elevation changes from Flood Control Levels.  

 
Advice from the Panel on this application is sought on the following: 
 The reconfiguration of the proposed town square to engage the four surrounding 

parcels and the proposed approach to organizing elements within this space. 
 Relative importance of different element in the town square. 
 The proposed reorganization and massing on Parcel 17, going from a low-rise perimeter 

block form to a mid-rise 11-storey building with a more open elevated courtyard. 
 Adaptation and transition to the new Flood Control Level on Parcel 16.1 and 18.1. 
 General direction of the architecture in each of the buildings with respect to the 

guidelines and reflection of the industrial past and working river history of the site. 
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Ms. St. Michel took questions form the Panel. 
 

• Applicant’s Introductory Comments:   
 
 Town Square: Margot Long, Landscape Architect, gave a power point presentation and 

mentioned that they are using the Town Square as a unifying element for the site. She said 
the client group is looking to have the square as a unique and distinctive plaza that helps 
build community. They also looked at what might happen in the future and reinforced the 
plaza design to be flexible for different kinds of uses. There could be any number of events 
in the square such as farmer’s markets or food truck festivals, Friday evening movie nights 
and art displays. There are two themes for the entire site; one is the working river and the 
other is the song bird strategy. The plaza has been skewed from the original design to allow 
for better views to the river, more sunlight access and reinforces the retail edges. When 
they were looking at the elements for the plaza they looked at trees, lighting, water and 
paving. They determined that putting the trees in groups reinforced the song bird strategy. 
They also looked at a new way of doing lights with twinkle lights from building edge to 
building edge in addition to the catenary lights. Ms. Long mentioned that they wanted to 
bring the plaza down to the greenway where a lot of pedestrian traffic will be happening. 
She described the grade change noting that it is challenging particularly for the retail. In 
describing the elements in the plaza Ms. Long noted the seating areas and the water 
feature with bubblers that can be turned off in the winter. There will be parking on all the 
street edges and a bus stop. 

 
 Parcel 15: Stu Lyon, Architect, gave a power point presentation and mentioned that the 

building has frontages on High Street, the Town Square and the Crescent. The entry to the 
High Street will anchor the east corner of the Town Square with a 17-storey tower. Some 
Density has been moved away from Marine Drive to the High Street and Crescent frontages. 
The ground floor and private outdoor space along Marine Way are for residential uses and 
will be raised above the sidewalk to provide a comfortable separation from the street. 
There will be garden decks over the ground floor commercial providing a lush green semi-
private outdoor amenity for residents. As well there are private garden patios at the 
perimeter and garden plots in the centre to take full advantage of the space. The lane on 
the west provides access for both the commercial and residential loading as well as the 
underground parking ramp. The east facing building frontage at the base and in the tower 
has been angled to reflect the new orientation of the Town Square.  Elements in the 
building at the lower levels will reflect the piles of the Fraser River.  

 
 Parcel 16.1 and 18.1: Taizo Yamamoto, Architect, gave a Power Point presentation and 

noted that Parcel 16.1 has a high exposure from Crescent Street. Townhouses front the 
south giving a neighbourhood character to the adjacent Greenway. The northeast corner 
completes the Town Square perimeter. There will be an anchor store at the east end of the 
block and accessed from High Street. A mid-block court provides pedestrian and vehicular 
access with a ramp west of the court for access to the underground parking. Semi-private 
gardens are at grade and garden decks above anchor the store. Mr. Yamamoto noted that 
commercial and residential uses are included. 

 
 Regarding Parcel 18.1, Mr. Yamamoto mentioned that this 5 -storey building has a strong 

urban character. The south frontage gives a strong definition to Kent Avenue with 
townhouse forms extending the neighbourhood character. The mid-block court is similar to 
parcel 16.1 and is flanked by semi-private garden spaces. As well, a variety of pedestrian 
routes through the block offer good permeability. The High Street frontage is angled to 
open the view from the Town Square to High Street. As well both commercial and 
residential units are included.  
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 Both buildings have been splayed to open out views to the river and to make these 
buildings feel more like part of the town square. Raised exterior areas work with the grade 
change and create opportunities for outdoor seating, and cantilevered deck elements, with 
potential water features. Wood decking carries up the facades of the buildings.  Both 
buildings play upon the river – one by drawing on the idea of fish scales, the other 
referencing the geometries of the log booms on the river.  The upper levels are designed 
with a strong sense of horizontality, and of ‘floating’ above the lower levels.  

 
 Parcel 17: Martin Bruckner, Architect, gave a Power Point presentation and noted that this 

building defines the precinct’s key outdoor space with a strong streetwall and an 18-storey 
tower. The vibrancy of the Town Square is supported with generous, sunny areas for 
outdoor seating, food and beverage uses in the surrounding retail spaces. The grocery store 
entry will be from the Town Square near the Crescent frontage. The building massing has 
been reallocated to a 10 storey mid-rise creating a more open landscaped roof deck 
garden.  An amenity building for the residents of the four parcels is situated in the highly 
visible corner adjacent to the town square. The north face of the building along Marine way 
is wrapped with two storey townhouse units. The tower form reflects the orientation of the 
town square in strong horizontal balcony elements.  Large scale beams and columns at the 
lower levels reference the former industrial nature of the site.  

 
 The applicant teams took questions from the Panel. 
 
• Consensus:  
 

 Support for the reshaping of the plaza since the original master plan, the working river 
theme and general design approach.  Caternary lighting is an important element in the 
space. The separated bike path is not supported because of the impacts on the 
pedestrian space. 

 Support for the massing changes to Parcel 17 with the introduction of the north/south 
midrise building, and the introduction of an amenity building at the eastern edge of the 
square. 

 The grade change alongside Parcel 16 and 18 is a unique opportunity for a special retail 
edge and transitions to this space should be further developed. 

 Concern regarding the location of the tower on Parcel 15 and the impacts on evening 
sun on the town square. The tower should be relocated.  

 Architecturally, an authentic and robust response is needed, particularly at the lower 
and podium levels. At upper levels buildings can be straight forward. Materiality is 
important.  

 
• Related Commentary: 

 The panel commended the design development of the townsquare, the reorientation 
and the continuous variation of ‘ad hoc’ spaces it creates, the engagement of all four 
corners and the visual connection and references to the river.   

 Sidewalks and other elements approaching plaza should be more typical to emphasize 
the uniqueness of the town square treatment. Deemphasize curbs and bulges that 
reinforce the road. Emphasis should be placed on pedestrians, and a bike path should 
not take away from pedestrian space and pedestrian connectivity across the space.  

 Caternary lights are a really good device that will make this a unique place in the city.  
 The introduction of water is a good idea. 
 The looser cluster planting is the right approach.   
 A mid-block pedestrian crossing is needed at the north end of the plaza.  
 To create a sense of place the retail has to work. Viability in the short term is an 

important consideration to ensure success. At first it will have to function as 
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destination retail with recognition of this in the design of the plaza and streets. On 
street parking very important to assist with this.  

 The retail should not bleed down Sawmill Crescent- should be focused on High Street.  
 Anchor entries should be off High Street to energize this space.  
 Several panel members expressed concern about the livability of townhouses along 

Marine Way and it was suggested that they might work better as live/work units. 
However, it was pointed out that live/work units are not a real option due to taxation 
issues and that townhouses are then the only viable approach to bring life to this 
frontage. Adding another level with access to the rooftop open space would make them 
more livable. 

 Parcel 15 tower is in the wrong location casting late afternoon and evening shadow on 
the square and should be relocated.  The shoulders are too tall.  The pile theme for 
ground floor retail works. Parcel 15 tower is kind of mundane.  

 Parcel 17 massing changes to mid-rise and amenity building are good moves.  The mid-
rise building form is an improvement over the five storey perimeter preliminary form of 
development.   

 Parcel 17 lower levels are more successful than the tower. The tower is bland and 
needs to go further - the precedent images are a good reference. Some concern that 
the wood elements on lower levels are applique 

 The architecture and forms should consider the simplicity of industrial buildings. 
 Strong, innovative, challenging architecture preferred.  Parcel 16.1 and 18.1 took up 

the challenge with the log boom and fish scale references. 
 Parcel 16 and 18 are strong and dynamic architectural expressions that can play off 

each other.  
 Further consideration should be given to the orientation/outlook of units in Parcel 18.1 

and the shielding by the scales.  
 As the loading and parking access is off the lane there was a suggestion of treating the 

lane more like a pedestrian mews as well; 
 Use the public art plan that is not a faux acknowledgment of the history of the site; 
 A great opportunity to have an architectural expression that is strong and innovative 

and is engaging. 
 
• Applicant’s Response:  Mr. Jarvis thanked the Panel and said it was great feedback. He 

said that it would help in building the overall community over the next ten to twenty years. 
He reminded the Panel of the number of developments that have townhouses fronting 
arterial roads. He said he heard the Panel’s comments regarding getting as much sunlight 
as possible on the plaza. With respect to Crescent Street, it was always envisioned to have 
retail spaces and not a residential frontage. He added that they are struggling with getting 
the commercial on the site and that is why there are office uses in some of the buildings. 
He said that he agreed with the Panel regarding Public Art and that their strategy is very 
much in line with the Panel’s comments. As well they are dealing with Engineering Services 
to make the plaza a space for both pedestrians and vehicles. 

 
Ms. Long said they really appreciated the comments. 
 
 
 
  

 
 
 
Adjournment 
There being no further business the meeting adjourned at 7:40 p.m. 
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4. Address: 508 West 28th Avenue and 4439-4461 Cambie Street 
 DE: N/A 
 Description: The proposal is for a 6-storey residential building with townhomes along 

the lane for a total of 65 market residential units. 
 Zoning: RS-1 to CD-1 
 Application Status: Rezoning 
 Review: First 
 Architect: Gateway Architecture Inc. 
 Owner: RDG Management Ltd. 
 Delegation: Michael Cox, Gateway Architecture Inc. 
  David Stoyko, Sharp & Diamond Landscape Architects 
  Daniel Roberts, Kane Consulting 
 Staff: Kirsten Robinson and Tim Potter 

 
 
EVALUATION:  SUPPORT (10-0) 
 
• Introduction:  Kirsten Robinson, Planner, introduced the proposal for a rezoning on three parcels 

that are located between West 29th and West 28th Avenues on Cambie Street. The proposal is being 
considered under the Cambie Corridor Plan that contemplates up to 6-storeys in this location. Ms. 
Robinson described the context for the area and noted that the site is located near the King 
Edward Canada Line Station. West of the site is zoned RS-1 and is anticipated to be part of the 
Cambie Corridor Plan Phase 3. The rezoning application proposes to rezone from RS-1 to CD-1 to 
allow 6-storey development over two levels of underground parking with 2-storey townhouses on 
the lane. The proposal includes 65 market housing units and parking for 82 vehicles. There are 58 
units in the building with 7 townhouse units. As well there is an amenity room provided off the 
courtyard. 

 
Tim Potter, Development Planner, further described the proposal for the development along 
Cambie Street between West 28th Avenue and 29th Avenues. He noted the context for the 
neighbourhood which includes single family homes across the lane. The proposal is to rezone the 
site from RS-1 to CD01 under the Cambie Corridor Plan.  
 
Advice from the Panel on this application is sought on the following: 
Comments are sought on the proposed form of development for this rezoning application in 
general, and in particular: 
1. Taking into consideration the Cambie Corridor and its design principles, does the Panel support 

the proposed urban design in terms of siting, massing, density, and height? 
a. Does the proposed massing successfully relate to the West 28th Avenue context? (See 

Section 5.3.1 of the Cambie Corridor Plan). 
b. Related to part a, does the proposed form and massing successfully transition to the 

adjacent single family context i.e. sites across the lane? 
2. Does the Panel have any preliminary advice on the overall design with regard to: 

a. Neighbourliness including shadow and view impacts. 
b. Open space and landscape treatments. 
c. LEED™ Gold strategies and Rezoning Policy for Greener Buildings. 
d. Indicative materials and composition. 

3. Please provide comments on the success of the Landscape design as it relates to the following:  
a. Cambie Street interface. 
b. Laneway Interface. 
c. Courtyard space. 
d. Roof deck design and programming. 



 
Ms. Robinson and Mr. Potter took questions from the Panel. 
 

• Applicant’s Introductory Comments:  Michael Cox, Architect, further described the proposal and 
mentioned that they are facing two streets so they have addressed both frontages with a formal 
corner. They have terraced the building down to the lane to create a 4-storey shoulder that 
integrates the building into the townhouses. To help with the overlook to the neighbouring 
properties they have pulled the roof deck back by creating green roof edges. They have developed 
private roof decks for the upper suites. There are a number of unit sizes in the building including 
one bedroom, one bedroom and den as well as two bedrooms, two bedrooms and den and three 
bedrooms and three bedroom and den units. Mr. Cox described the material palette noting the use 
of brick, concrete, glass and compost material infill. The townhouses have their front doors on the 
lane and all the ground floor units have access from the street.  

 
 David Stoyko, Landscape Architect, described the landscaping plans and mentioned that there are a 

series of private patios at ground level. There are a number of existing trees that will be retained 
however they are planning to add more planting to the lane. They are also going to layer some 
greenery up into the building.  

 
 Daniel Roberts, Consultant, mentioned that they are targeting LEED™ for Homes Midrise.  
 
 The applicant team took questions from the Panel. 
 
• Panel’s Consensus on Key Aspects Needing Improvement:   
 

 Design development to improve the access to the underground parking, lane interface, and 
relocation of the hydro transformer; 

 Consider removing one of the townhouses to improve the courtyard experience. 
 

• Related Commentary: The Panel supported the proposal and thought it was a well resolved 
project. 

 
The Panel supported the proposed urban design in terms of siting, massing, density and height. 
They also liked the material and colour palettes and how the proposal transitions to the residential 
homes across the lane. 
 
The Panel said they were disappointed with how the space at the ramp with the hydro transformer 
made for a rather mean space and couldn’t be used. One suggestion was to shift the ramp to the 
north. Most of the Panel members thought there might be one too many townhouses and that by 
removing one would make the courtyard more useable. One Panel member suggested shifting them 
southward as well. 
 
The Panel supported the access to the roof but thought that roof access on the townhouses should 
also be considered. 
 
The Panel liked the treatment on the lane especially the trees but suggested avoiding the use of 
planters in the courtyard. One Panel member suggested dropping the parking slab down to get a 
better soil depth for the plantings in the courtyard. 

 
• Applicant’s Response:  Mr. Cox thanked the Panel for their comments and said he was looking 

forward to working further on the project. 
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