
 Address: 1111 Richards Street (formerly 508 Helmcken Street) 
 DE: DE419710 

Description: To construct a 35-storey mixed-used building including 388 dwelling 
units with commercial space and a child daycare on the ground 
floor. 

 Zoning: CD-1 
 Application Status: Complete Development Application 
 Review: Third (first as development application) 
 Architect: GBL Architects (Joey Stevens) 
 Owner: Brenhill 
 Delegation: Stu Lyon, GBL Architects 
  Joey Stevens, GBL Architects 
  Chris Phillips, PFS Studio Landscape Architects 
  Max Kerr, Brenhill 
 Staff: Sailen Black 

 
 
EVALUATION:  SUPPORT (5-1) 
 

 Introduction:  Sailen Black, Senior Development Planner introduced the project as a 
development permit application, following on from the rezoning of the site formerly known 
as 508 Helmcken.  
 
Downtown South area policies apply to this site. Nearby towers are permitted up to 300 
feet tall.  The site is encumbered by two view cones which go over the top of it. View 
corridor “F” extending from Choklit Park to Grouse Mountain, caps the height of the 
building to approximately 324 feet. The second view corridor “C 2.1” from Laurel 
Landbridge to Crown limits a portion at the corner to approximately 266 feet in height. 
 
Downtown South Guidelines recommend: 

 
o Tower plate of no more than 6,500 sq. ft. area 
o Podium base to form a well-defined street wall set back twelve feet from the property 

line to accommodate a double row of street trees and a transition area from the public 
to private realm 

o The recommended maximum dimension of towers is ninety feet across. 
 

Rezoning of the site increased permitted height and density, in connection with 
construction of new social housing building across the street at 1099 Richards. CD-1 on site 
now permits up to 17.1 FSR and 320 ft. in height. The form was designed to fit below and 
to the side of the two view cones over the site.  
 
Of note is that delivery of 1099 Richards Street (across the street) and the relocation of the 
tenants of the Jubilee house are required before the issue of development permit for 1111 
Richards Street.   
 
In terms of the immediate contact of the area, Jubilee House is currently occupying the 
site, across the lane is Brookland Court; also social housing. A greenway is planned for 
north side Helmcken and a bike lane planned for Richards Street.  
 
CD-1 zoning approved in principle has established a permitted density and height. Approval 
in principle was for a similar tower form, with variations permitted at the discretion of the 
DP Board and in fulfillment of recommended conditions of approval. Including the provision 
of a twelve foot setback from the street to permit double row of street trees. 

 



The proposal is to construct a 35-storey mixed-use building including 388 dwelling units 
with commercial space and a child daycare on the ground and second floor.  
 
The form of development at rezoning was notable for being a tower of 125 ft. wide, with 
floor plates of 10,130 sq. ft. area, extending up for 36 stories. 
 
The floor plans above level six were fairly consistent from floor to floor with some 
variations in balcony design and a chamfer at level twenty-seven. 
 
The new DE application presents a more articulated shape in elevation, which has been 
expressed as three distinct elements when seen from the Richards and Helmcken sides. The 
Seymour facing side is more consistent from floor to floor. 
 
Along with this articulation, the upper portion of the tower has increased to a maximum 
width of 128 ft., and the depth is reduced by 4 ft., while floor plates at upper levels have 
increased to approximately 11,846 sq. ft. This is a change of 1,716 sq. ft. from rezoning. 
 
Shadow studies at rezoning indicated that at 10:00 am, a portion of the park would be 
shadowed. The DE application proposes to increase the duration of shadowing on the park 
in the morning, estimated by the applicant at about ten minutes. 
 
As proposed, private view impacts would be affected, with improvement for some residents 
and greater impacts to others such as 1088 Richards Street. 
 
Twelve foot setbacks are provided as recommended on Richards Streets, with smaller than 
Guideline setbacks on the north 1/3 of Helmcken reflecting the Brookland Court setback. 
 
In response to a recommended condition of approval to provide space for the typical 
Downtown South treatment including a double row of street trees, the DE proposes to set 
the southern 2/3 back from Helmcken at the lower eight stories. Upper levels would 
cantilever back over the treed area. 
 
A Montessori pre-school is proposed on the bottom two floors facing into the park, with 
commercial spaces and the entry lobby facing onto Richards Street. 

 
 

Advice from the Panel on this application is being asked with regards to the following: 
 

Comments are sought on the landscape and architectural design of this complete 
development permit application, and in particular: 

 
1. Does the Panel support the tower sculpting on Helmcken Street in relation to the 

intended public realm interface for Downtown South? 
 

2. Does the Panel support the proposed changes to the tower dimensions in terms of 
neighbourliness, including shadow and view impacts? 
 

3. Does the Panel have any advice on the overall design with regard to the open space and 
landscape treatments? 

 
4. Does the Panel support the exterior expression, in response to this unique site and 

context? 
 
 
 



 Applicant’s Introductory Comments: There are three unique contexts that converge on 
this site; the park, the urban grid and streetscape, and the Yaletown skyline. Our response 
to this was to break the building down into three unique components, each one expressing 
and responding to one of those contexts.   

 
The park tower has been stepped down two storeys in height, and has a large rooftop 
amenity. The tower is primarily wrapped in balconies, broken into modules of eight. The 
Montessori school is located at the base of this tower, with a cantilevered box accent at 
the second floor, providing cover for the play area, and animates the park edge. 
 
The base component takes a lot of cues from the heritage building next door, Brooklyn 
Court. Vertical bays of white masonry stone are used, and vertical aluminum fins provide 
solar shading, texture, and breakdown the massing. 
 
There’s a break between the base and the tower above and that allows for another roof 
top amenity space.  
 
In terms of sustainability, a lot of solid wall has been used in the base, and a lot of thermal 
glazing has been used in the Yaletown tower. This performs better than a standard window 
wall. Extensive sun shading has been used to mitigate heat-gain. Mechanically, there is a 
geo-exchange heat pump and high efficiency fan coil units within each of the suits. There is 
a dedicated bike elevator on the corner which goes underground to bike parking. 
 
A lot of effort has been put into the relationship between the building and the park. There 
is the idea of allowing the Montessori kids and restaurant to connect into the park. 
 
The water feature requires access, and a lane has been layered with bollards to allow for 
vehicles access at times and keep it a pedestrian space at other times. 
 
The bike elevator works best at Helmcken so it doesn’t hinder the relationship to the park. 
Next to the park there are two great amenity spaces, and there is a rooftop garden for the 
rental area. 

 

 Panel’s Consensus on Key Aspects Needing Improvement:   
 

 The rental amenity is in the wrong location and needs to be bigger (no kitchenette, too 
small) 

 

 Related Commentary: The Panel expressed support for the project overall, commenting 
that it was rigorous, refreshing, sculptural and attractive. The architect was commended 
for their design development and the drastic improvement. The geometry and colour pallet 
work very well. The project is "doing the right thing". 

 
The tower sculpting was supported by the Panel. Breaking up of massing is very successful 
and is a substantial improvement.  
 
The Panel supported the proposed changes to the tower dimensions. They are logical and 
smart. The animated ground floor and park work very well. Shape and form is very strong 
and works well in surrounding area. 
 
Open space and exterior expression were generally supported. It is very successfully dealt 
with, particularly the park interface.  

 
 



There were some concerns about the materiality of facades - (too dark and sharp, a bit 
ominous, the northern façade looks monotonous). Many panel members supported the 
diamond screen treatment as it is unique in the city and seems inventive way to provide 
solar screening. 
 
The rental amenity needs some improvement. It is too small and not the right location for a 
deck. The rental common space is on the wrong corner of the building. Consider flipping it 
around to face the park and enlarge it. 

 

 Applicant’s Response: The applicant thanked the panel for their comments. 
 
 

 Adjournment 
 
There being no further business the meeting adjourned at 8:51 p.m. 
 


