
 
 
 
 
 
 

 

 
POLICY REPORT 

DEVELOPMENT AND BUILDING 

 
 Report Date: September 7, 2010 
 Contact: A. Higginson 
 Phone No.: 604.873.7727 
 RTS No.: 8497 
 VanRIMS No.: 08-2000-20 
 Meeting Date: September 21, 2010 
 
 
TO: Vancouver City Council 

FROM: Director of Planning 

SUBJECT: CD-1 Text Amendment - 745 Thurlow Street 

RECOMMENDATION 

A. THAT subject to enactment of CD-1 By-law #493 for 745 Thurlow Street 
approved by Council with certain conditions of approval on September 16, 
2008, Council refer to Public Hearing the application from Musson Cattell 
Mackey Partnership to amend the CD-1 By-law to increase the maximum 
allowable floor space ratio from 15.4 FSR to 16.1 FSR, together with: 

 
(i) plans prepared by Musson Cattell Mackey Partnership, received 

November 26, 2009; 
 

(ii) draft CD-1 By-law amendments, generally as presented in Appendix A; 
and 

 
(iii) the recommendation of the Director of Planning to approve, subject to 
conditions contained in Appendix B. 

 
FURTHER THAT the Director of Legal Services be instructed to prepare the 
necessary by-law, generally in accordance with Appendix A, for consideration 
at Public Hearing. 

 
B. THAT recommendation A be adopted on the following conditions: 

 
(i) THAT the passage of the above resolution creates no legal rights for the 

applicant or any other person, or obligation on the part of the City; any 
expenditure of funds or incurring of costs is at the risk of the person 
making the expenditure or incurring the costs; 

 P1 
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(ii) THAT any approval that may be granted following the Public Hearing 

shall not obligate the City to enact a by-law rezoning the property, and 
any costs incurred in fulfilling requirements imposed as a condition of 
rezoning are at the risk of the property owner; and 

 
(iii) THAT the City and all its officials, including the Approving Officer, shall 

not in any way be limited or directed in the exercise of their authority 
or discretion, regardless of when they are called upon to exercise such 
authority or discretion. 

GENERAL MANAGER'S COMMENTS 

The General Manager of Community Services RECOMMENDS approval of the foregoing. 

COUNCIL POLICY 

• CD-1 Rezoning - 745 Thurlow Street, approved at Public Hearing on 
September 16, 2008 

• Metro Core Jobs and Economy Land Use Plan:  Issues and Directions (2007). 

PURPOSE AND SUMMARY 

This report assesses an application to amend CD-1 By-law #493 for 745 Thurlow Street to 
increase the maximum allowable density from a floor space ratio (FSR) of 15.4 to an FSR of 
16.1 to facilitate the adding of one additional floor of office space (18,178 sq. ft.) within the 
approved form of development. 

BACKGROUND 

Context:  The site, located at the corner of Thurlow and Alberni Streets on the southern 
periphery of the Central Business District (CBD), is currently developed with a five-storey 
building containing retail uses at grade and below-grade, with a parking garage on the upper 
floors. 
 
The site is surrounded by mixed-use commercial/residential and retail developments, with 
the 62-storey “Shangri-la” tower across the street at 1121 Alberni Street/1120 West Georgia 
Street. 
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Figure 1.  Site and Surrounding Zoning 
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CD-1 Rezoning:  At a Public Hearing in September 2008, Council approved the rezoning of this 
site from Downtown District (DD) to a Comprehensive Development District (CD-1) to permit 
an increase in the maximum density from 7.0 to 15.4 FSR.  The development proposal was for 
a 24-storey office tower which included a two-storey podium of retail and services uses, and 
below-grade parking with access from the lane.  That CD-1 By-law (#493) is scheduled for 
enactment at the end of the regular meeting of City Council on September 21, 2010. 
 
PROPOSAL 
 
This rezoning application is subject to enactment of the CD-1 By-law noted above and seeks 
to increase the maximum permitted commercial (office) floor area by 1 688.73 m2 
(18,178 sq. ft.).  The proposed 25-storey building would continue to include retail and service 
uses on the first two floors, and office uses on floors 3 through 23.  The 24th floor would be 
comprised of amenity rooms and a terrace for the benefit of building occupants, and 
extensive green roofs. The 25th floor would be comprised of mechanical rooms and 
equipment. 

DISCUSSION 

1. Form of Development (Note Plans: Appendix D) 
The form of development approved by Council in 2008 would be largely unchanged.  The 
additional floor of commercial space will be accommodated through an overall reduction in 
floor-to-floor heights throughout the office floors, resulting from the integration of 
mechanical, electrical and structural systems, and will not result in any change to the overall 
bulk and massing of the building.  There is no height increase requested in this rezoning 
application. 
 
Design development conditions established by Council in 2008 as a requirement of the CD-1 
rezoning have been carried through and are part of a concurrent development application 
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which is now under review.  These design development conditions have resulted in very small 
changes in the architectural expression. 
 
2. Use and Density 
The site is immediately adjacent to the Central Business District (CBD) which is the region’s 
premier business and cultural district.  The development of additional office space is a 
welcome addition to commercial and job-space capacity in the downtown core. 
 
3. Additional Recommended Amendment 
In addition to the requested increase in FSR, staff recommend that that CD-1 By-law #493 be 
amended to include a floor area exclusion clause related to the provision of thicker walls to 
control building leaks.  This exclusion is now standard in most CD-1 by-laws. 
 
4. Parking 
The Parking By-law was amended in 2009 to reduce both the minimum and maximum parking 
standards for non-residential uses downtown.  Despite the proposed increase in floor area in 
this rezoning application, the development now requires fewer parking spaces than previously 
approved.  All parking will be accommodated below grade, with access taken from the lane. 
 
Engineering Services staff recommend that “Section 5. Parking” be replaced to reflect the 
current requirements as set out in Appendix A. 
 
5. Sustainability 
Council policy at the time that this text amendment application was received required that 
the project establish a design that would achieve a level of LEED® Silver at a minimum, or an 
equivalent achievement in green design, with points in specific categories. 
 
The 2008 rezoning application contained a comprehensive sustainability proposal and a 
commitment from the applicant team and developer to register this project under the LEED® 
Green Building Rating system, with a goal of achieving LEED® Gold.  This would result in this 
new building being the first office building in the city to so commit.  The strategy and 
commitment to achieve this standard has been carried through to this text amendment 
application. 

PUBLIC BENEFITS 

1. Community Amenity Contribution: 
The City’s Financing Growth Policy anticipates community amenity contributions (CAC) from 
rezoning applications to mitigate the impacts of rezoning.  Such CAC contributions are 
generally made feasible by the increase in land value which results from rezoning approval of 
a new land use, additional height and/or floor area.  In the 2008 rezoning, it was concluded 
that the economics of the proposed office development, compared to that of the site 
developed with a major residential tower, which was possible under the DD zoning and 
remains possible under CD-1 #493, indicated that a CAC was not economically viable.  In other 
words, the land value of the site as a residential development was greater than the land value 
of the site as an office development. 
 
Real Estate Services has reviewed the developer’s proforma submission for the proposed one 
addition floor of office space, and has concluded that the proposed increase in density for 
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office use results in no increase in overall land value which might warrant a CAC offering from 
the developer. 
 
2. Development Cost Levy: 
Development Cost Levies (DCL) collected from development help pay for facilities made 
necessary by growth.  The 2008 rezoning to CD-1 anticipated a DCL payment of $3,735,127, 
based on the area-specific DCL for Triangle West.  It is anticipated that the DCL will not be 
paid until after September 30, 2010 and therefore the new rated adopted by Council on 
June 24, 2010 will be in effect.  The new rate will generate a DCL (based on the original floor 
area) of $4,158,122.  The additional floor space generated by this text amendment 
application would add a further $189,414, for a total DCL payable of $4,347,535. 
 
3. Public Art: 
A public art budget of $379,099 was established at the time of the rezoning in 2008 based on 
public art fees of $0.95 per square foot.  A Preliminary Public Art Plan has been accepted and 
a Public Art Agreement has been registered on title.  The public art will be delivered prior-to 
occupancy of the building.  The request for additional floor area increases the applicant’s 
public art obligation by $32,902 based on the new public art rate of $1.81 per square foot 
multiplied by the additional floor area of 18,178 sq. ft..   

FINANCIAL IMPLICATIONS 

Approval of the report recommendations will have no financial implications with respect to 
the City’s operating expenditures, fees, or staffing. 

CONCLUSION 

Planning staff have reviewed the proposal to increase the commercial (office) density in this 
project and conclude that it is supportable.  Staff recommend that the application to amend 
the CD-1 By-law be referred to public hearing and be approved, subject to the conditions 
outlined in Appendix B. 
 

* * * * * 
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745 Thurlow Street 
Proposed Amendments to CD-1 by-law #493 

 
[All additions are shown in bold italics. Deletions are shown in strikeout.] 

 
Note: A By-law will be prepared generally in accordance with the provisions listed below, subject 

to change and refinement prior to posting. 
 
 
Floor Area and Density 
 
Amend Section 3.3 as follows: 
 
3.3 The floor space ratio for all uses combined, must not exceed 15.4 16.1, except that if the 

development includes dwelling uses, the floor space ratio for all uses must not exceed 7.0. 
 
Replace 3.5 (e) as follows: 
 
3.5 Computation of floor space ratio must exclude: 
 

(e) where exterior walls greater than 152 mm in thickness have been 
recommended by a Building Envelope Professional as defined in the Building 
By-law, the area of walls exceeding 152 mm, but to a maximum exclusion of 
152 mm thickness, except that this clause shall not apply to walls in existence 
prior to March 14, 2000; and 

 
 With respect to exterior: 

• Wood frame construction walls greater than 152 mm thick that 
accommodate RSI 3.85 (R-22) insulation, or 

• Walls other than wood frame construction greater than 152 mm thick that 
meet the standard RSI 2.67 (R-15) 

 
The area of such walls that exceeds 152 mm to a maximum exclusion of 
51 mm of thickness for wood frame construction walls and 127 mm of 
thickness for other walls, except that this clause is not to apply to walls 
in existence before January 20, 2009. 
 
A registered professional must verify that any exterior wall referred to 
meets the standards set out therein. 

 
Replace 5. as follows: 
 
5. Any development or use of the site requires the provision, development, and 

maintenance, of off-street parking, loading and bicycle parking, in accordance with 
the requirements of, and relaxations, exemptions and mixed-use reductions in the 
Parking By-law. 

 
* * * * * 
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745 Thurlow Street 

PROPOSED CONDITIONS OF APPROVAL 
 
 
Note: Recommended approval conditions will be prepared generally in accordance with the draft 

conditions listed below, subject to change and refinement prior to finalization of the 
agenda for the Public Hearing. 

 
Note: Further design development and response to circumstances resulting from the Public 

Hearing may result in design and technical conditions as part of the Director of Planning 
approval. 

 
PROPOSED CONDITIONS OF APPROVAL OF FORM OF DEVELOPMENT 
 
(a) That, prior to approval by Council of the form of development, the applicant shall obtain 

approval of a development application by the Director of Planning who shall have 
particular regard to the following: 

 
Design Development 
 
1. design development to reduce the height of the building to ensure that there is no 

penetration into the “Heather Bay to Lions” View Cone; 
 

(Note to applicant:  Building height must not exceed 300 ft., as per the CD-1 
By-law.) 

 
Sustainability 

 
2. identification on the plans and elevations of the built elements contributing to the 

building’s sustainability performance in achieving LEED® Gold; and 
 
(Note to applicant:  The LEED® checklist and written description of how the Gold 
level will be achieved should be incorporated into your development application 
drawing set.) 
 

Engineering 
 
3. One percent (1%) of the total number of required parking spaces must be 

designated as “Shared Vehicle Parking” spaces. 
 
AGREEMENTS 
 
(b) That, prior to enactment of the CD-1 By-law amendments, the registered owner shall, at 

no cost to the City, and on terms and conditions satisfactory to the Director of Legal 
Services, and to the Director of Planning, the General Manger of Engineering Services and 
the Approving Officer as necessary, make arrangements for the following: 
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 Public Art 
 
 1. amend the Public Art Agreement registered in the Land Title Office under number 

 BB1169637 to secure payment of additional public art fees in the amount of $32,902 
 based on the new public art rate of $1.81 per square foot. 
 

 
* * * * * 
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745 Thurlow Street 

ADDITIONAL INFORMATION 
 
Site, Surrounding Zoning and Development:  This 2 412.60 m² (25,970.00 sq. ft.) site is 
comprised of a single parcel at the southwest corner of Alberni and Thurlow Streets.  The site has 
a frontage on Thurlow Street of 39.96 m (131.10 ft.) and a depth of 60.37 m (198.07 ft.). 
 
Proposed Development:  A 25-storey office tower which includes a two-storey podium of retail 
and service uses is proposed. 
 
Public Input:  A notification postcard was sent to nearby property owners on December 10, 2009 
and rezoning information signs were posted on the site on December 17, 2009.  Three responses 
have been received.  Two respondents supported the proposed rezoning.  The third respondent 
requested clarification about the application, but did not express an opinion. 
 
Comments of the General Manager of Engineering Services:  The General Manager of 
Engineering Services has no objection to the proposed rezoning, subject to the proposed 
amendment to Section 5 of the CD-1 by-law, as noted in Appendix A. 
  
Urban Design Panel Comment:  The Urban Design Panel reviewed this proposal on 
February 10, 2010, and supported the proposed use, density and form of development and offered 
the following comments: 
 
EVALUATION:  SUPPORT (7-0) 
 
• Introduction:  Alison Higginson, Rezoning Planner, introduced the proposal for a concurrent 

rezoning and development application.  The rezoning requests a text amendment to the CD-1 
bylaw for the site which was approved at a public hearing in 2008.  The rezoning would 
increase the allowable density from 15.4 to 16.1 FSR by adding one complete level of office 
floor space.  The additional floor which equates to approximately 19,000 sq. ft. would be 
accommodated within the form of development through reductions in the interstitial space in 
the office floors.  Staff are supporting the rezoning based on the policies of the Metro Core 
Jobs and Economy Use Plan which encourages and supports the provision of additional job 
space in the downtown core. 

 
Ralph Segal, Development Planner, further described the proposal noting the reduction in the 
floor to floor dimension has allowed for the accommodation of the additional storey.  There is 
a view cone passing over the site which sets the height of the building.  In a recent 
consideration by Council of the view corridors, Council decided that the present view cones 
will be maintained.  Mr. Segal noted that the slight increase in density is not an urban design 
issue in the context of Metro Core seeking job space and predicted that Council would grant 
the increase in density.  Mr. Segal described the architectural plans regarding suite layouts and 
he noted that the massing was basically the same as seen at the rezoning stage by the Panel.  
The building will have a unique form with two massing elements and differing treatments, a 
rectilinear element and a canted element with triple glazing and target of LEED® Gold 
certification.  The public art plan has been given a preliminary approval and it envisions a 
coloured programmable lighting array carefully integrated into the architecture both on the 
façade of the building and in the ground plane. 
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Advice from the Panel on this application is sought on the following: 
 
1. Has the proposed detailed architectural expression advanced appropriately for this 

prominent site? 
2. Do the Thurlow and Alberni streetscapes/public realm treatment contribute to the 

animation of the highly pedestrianized precinct? 
 

Ms. Higginson and Mr. Segal took questions from the Panel. 
 

• Applicant’s Introductory Comments:  Mr. Whitehead, Architect, further described the 
proposal noting the massing will represent the use inside.  He added that there was a desire to 
bring more office space to the top of the building as a statement of function as well as to 
provide a better proportioned massing.  The area has a lot of rectangular buildings and they 
felt this building would be a foil to some of the buildings behind the site.  He also noted that 
retail is planned for the third floor.  The podium is canted back as a counter point to the mass 
above.  Mr. Whitehead described the curtain wall and other planned architectural elements of 
the building. 

 
Bruce Hemstock, Landscape Architect, noted that the ground plane is a combination of 
working with the street expression and bringing a lane expression together to create a high 
quality landscape.  On the lane there will be exposed aggregate concrete as well as concrete 
and will function as a service place but will also encourage pedestrians use.  The glass canopy 
will collect rain water which will drain into an element in the ground plane.  At the entry, 
three different colours of granite as well as basalt will be used to encourage movement from 
the street into the lobby.  An outdoor patio space on the second level with some outdoor 
space for the restaurant will be created.  There will be a green roof on the top of the building 
with an outdoor gathering area that has been broken up into different spaces.  He noted the 
sustainable initiatives will include the collection of storm water that will be stored within the 
building for re-use. 
 
The applicant team took questions from the Panel. 

 
• Panel’s Consensus on Key Aspects Needing Improvement: 
 

1. Consider developing a full scale model of the glazing to work out detailing issues; 
2. Design development to the Alberni Street ground plane; 
3. Consider more passive environmental strategies. 
 

• Related Commentary:  The Panel supported the proposal. 
 
The Panel supported the additional floor area as they felt it wouldn’t impact the massing of 
the building.  They thought the architectural expression had advanced enough for the site and 
that it was a cohesive project and that all the elements on the building seemed coordinated 
with the exception of the Alberni Street treatment.  Several Panel members were concerned 
with the angled wall as they thought there could be some detail issues with the vertical 
mullions.  They liked the variation in the glazing of spandrel to clear to the different coloured 
glazing which they felt would help to differentiate the two masses. However, they felt a full 
scale mock up was needed on site to gauge the transparency and character of the glazing and 
how the two curtain wall elements would come together. 
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Several Panel members noted that it would need to be a work of art on the inside of the 
building because that is what will be visible from the street.  Another Panel member was 
concerned with the closeness of the Shangri-La building and suggested the applicant look at 
ways to mitigate privacy between the residential and office uses. 
 
A couple of Panel members thought the building was too masculine and a bit on the chunky 
side although it may be the nature of the program fitting on the site.  One Panel member 
thought the scale and size of the LED fins deserved some study and thought they might be too 
small relative to the scale of the building. 
 
There was some concern regarding the ground plane on Alberni Street.  The Panel noted that 
the treatment was different from the other elevations and felt it should have the same 
architectural language.  A Panel member suggested the LED lights on the building could show 
up in the landscape treatment which would help to animate the ground plane.  Another Panel 
member was concerned with the cantilevered face of the building with the second level deck 
and the potential for vertigo in people using the space.  It was suggested that a trellis or tree 
canopies over the seating area would make for a more comfortable space.  The Panel members 
liked the landscape noting there was a continuous thought to the patterning and as well 
various outdoor rooms had been created.  The one area on the upper floor that needs a little 
more development is the relationship between the interior amenity space and the outdoor 
space.  The only door to the outside from the actual amenity space is on the north side and 
there is no connection on the south side. 
 
It was noted that there is no expression of the restaurant on the third floor and one Panel 
member suggested a change in the expression that would suggest restaurant use.  It was also 
noted that the window washing equipment needed to be considered for the building. 

 
The Panel supported the environmental strategies but a several Panel members thought more 
passive strategies could be added rather than relying on the triple glazing and use of shading 
devices on the building to make for better energy performance. 

 
• Applicant’s Response:  Mr. Whitehead noted that the window washing system had been 

considered.  He thanked the Panel for their comments and said he appreciated them and 
would be moving forward with the project. 

 
Comments of the Applicant:  The applicant has been provided with a copy of this report and 
concurs with the content and recommended conditions of approval. 
 
  

* * * * * 
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APPLICANT, PROPERTY, AND DEVELOPMENT PROPOSAL INFORMATION 
 
APPLICANT AND PROPERTY INFORMATION 

Street Address 745 Thurlow Street 

Legal Description 
PID:  028-194-128 
Lot I, Block 18, DL 185, Plan BCP44449 

Applicant Musson Cattell Mackey Partnership 

Architect Musson Cattell Mackey Partnership (Mark Thompson) 

Property Owner 2748355 CANADA INC. 

Developer Bentall Real Estate Services 
 
 
SITE STATISTICS 

Site Area 2 412.6 m² (25,969 sq. ft.) 
 
 
DEVELOPMENT STATISTICS 

 

DEVELOPMENT PERMITTED 
UNDER EXISTING ZONING PROPOSED DEVELOPMENT 

ZONING CD-1 CD-1 Amended 

USES 

Commercial (retail, office, 
service, incl. hotel) 
Cultural & Recreational 
Dwelling in conjunction with 
Retail and Service uses 

No change proposed. 

MAX. FLOOR SPACE RATIO 

15.4 
Except that if dwelling uses are 
provided the floor space ratio for 
all uses must not exceed 7.0 

16.1 
No change proposed to the 
exception for dwelling use. 

FLOOR AREA 399,923 sq. ft. 418,101 sq. ft. (+18,178) 

MAXIMUM HEIGHT 91 m (300 ft.) No change proposed. 

PARKING SPACES 268 – 338 314 

 
 


