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TO:

Vancouver City Council

FROM:

Acting General Manager of Planning and Development Services

SUBJECT:

Joyce-Collingwood Station Precinct Plan and Related Rezonings

RECOMMENDATION
A.

THAT Council approve the Joyce-Collingwood Station Precinct Plan, attached as
Appendix A.

B.

THAT, subject to Council approval of the Joyce-Collingwood Station Precinct
Plan in Recommendation A, the Acting General Manager of Planning and
Development Services be instructed to make application to amend the Zoning
and Development By-law, in order to:
(i)

create a new district, RM-7AN, as part of the RM-7 and RM-7N Districts
Schedule generally in accordance with Appendix G;

(ii)

create a new district, RM-9BN, as part of the RM-9, RM-9A, RM-9N and
RM-9AN Districts Schedule generally in accordance with Appendix H;

(iii)

rezone those areas of Joyce-Collingwood shown outlined in bold on
Schedule A of Appendix G from RS-1 to RM-7AN;

(iv)

amend CD-1 (219) to remove:
•

3206 Vanness Avenue [PID: 011-933-925; Lot 1, Block 146, District
Lot 37, Plan 2741];

•

3212 Vanness Avenue [PID: 011-933-933; Lot 2, Except Part on Plan
LMP43341; Block 146, District Lot 37, Group 1, New Westminster
District Plan 2741];
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•

3218 Vanness Avenue [PID: 013-434-004; Lot 3, Except the South 16
Feet Now Lane, Block 146, District Lot 37, Plan 2741];

•

3224 Vanness Avenue [PID: 007-347-146; Lot 4, Except the South 16
Feet Now Lane, Block 146, District Lot 37, Plan 2741];

•

3228 Vanness Avenue [PID: 013-434-012; Lot 5, Except the South 16
Feet Now Lane, Block 147, District Lot 37, Plan 2741];

•

3230 Vanness Avenue [PID: 010-648-283; Lot 6, Except the South 16
Feet Now Lane, Blocks 90, 146 and 147, District Lot 37, Plan 2741];
and

•

3234 Vanness Avenue [PID: 013-434-021; Lot 7, Except the South 16
Feet Now Lane, Block 147 District Lot 37, Plan 2741].
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from CD-1 (219) as shown in Appendix I; and
(v)

rezone those areas of Joyce-Collingwood shown outlined in bold on
Schedule A of Appendix H from RS-1 and CD-1 (219) to RM-9BN;

FURTHER THAT the application be referred to a Public Hearing;
AND FURTHER THAT the Director of Legal Services be instructed to prepare the
necessary by-laws for consideration at the Public Hearing.
C.

THAT, if the application to amend the Zoning and Development By-law as
described in Recommendation B is referred to Public Hearing, then an
application to amend Schedule A of the Sign By-law to establish regulations for
the new districts, generally as set out in Appendix J and Appendix K be referred
to the same Public Hearing;
FURTHER THAT the Director of Legal Services be instructed to prepare the
necessary by-laws for consideration at the Public Hearing.

D.

THAT, subject to the enactment of the amending by-laws described in
Recommendation B, the Director of Legal Services be instructed to bring
forward, at the time of enactment of such amending by-laws, related
amendments to the Parking By-law, generally in accordance with Appendix L
and Appendix M.

E.

THAT, subject to the enactment of the amending by-laws described in
Recommendation B, the Director of Legal Services be instructed to bring
forward, at the time of enactment of such amending by-laws, related
amendments to the Subdivision By-law, generally in accordance with Appendix
N and Appendix O.

F.

THAT, subject to the enactment of the amending by-laws described in
Recommendation B, the Acting General Manager of Planning and Development
Services be instructed to bring forward, at the time of enactment of such
amending by-laws, amended RM-7, RM-7N and RM-7AN Guidelines, RM-9,
RM-9A, RM-9N, RM-9AN and RM-9BN Guidelines, and Joyce Station Area CD-1
Guidelines (Vanness Avenue and Spencer Street Site) generally in accordance
with Appendices P, Q and R, for Council adoption.
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G.

THAT, subject to the enactment of the amending by-laws described in
Recommendation B, the Acting General Manager of Planning and Development
Services be instructed to bring forward, at the time of enactment of such
amending by-laws, related amendments to the Strata Title Policies for RS, RT
and RM Zones, generally in accordance with Appendix S, for Council adoption;
and

H.

THAT Recommendations A through G be adopted on the following conditions:
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(i)

THAT the passage of the above resolutions creates no legal rights for any
person, or obligation on the part of the City and any expenditure of
funds or incurring of costs is at the risk of the person making the
expenditure or incurring the cost;

(ii)

THAT any approval that may be granted following the public hearing shall
not obligate the City to enact any rezoning by-laws; 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.

REPORT SUMMARY
The Joyce-Collingwood Station Precinct Review was launched in 2015 to coordinate a land use
update with TransLink’s upgrades to the Joyce-Collingwood SkyTrain Station. Current land use
does not take full advantage of highly suitable sites immediately around the SkyTrain station.
In accordance with Council policies and objectives, the intention of the review was to
consider how to accommodate more intensive development around the SkyTrain Station,
transform the station precinct into a vibrant entry point to the community, increase housing
diversity at various levels of affordability and achieve a more coherent and connected
neighbourhood.
This report provides an overview of the resulting Joyce-Collingwood Station Precinct Plan (JC
Precinct Plan) including the planning process, land use recommendations, subarea policies
and public benefits strategy to meet the needs of future population growth. The report also
discusses the introduction of new district schedules and associated design guidelines for
increasing housing options consistent with the JC Precinct Plan. This report also recommends
that Council refer amendments to the Zoning and Development By-law to Public Hearing for
consideration by Council.
COUNCIL AUTHORITY/PREVIOUS DECISIONS
•
•
•
•
•
•

Joyce Station Area Plan (1987)
Renfrew-Collingwood Community Vision (2004)
Greenest City Action Plan (2011)
Vancouver’s Housing and Homelessness Strategy 2012-2021 (2011)
Transportation Plan 2040 (2012)
Rezoning Policy for Sustainable Large Developments (2013)
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CITY MANAGER'S/GENERAL MANAGER'S COMMENTS
The JC Precinct Plan will add new housing in close proximity to rapid transit, create a more
cohesive and connected neighbourhood and further the City’s objectives around
environmental, economic and social sustainability.
The City Manager recommends approval of the foregoing.
REPORT
Background/Context
1.

Area and Context

The planning process which has culminated in the JC Precinct Plan is the first focused review
of an Expo Line Station Area Plan. Its high accessibility to frequent rapid transit makes this
an exceptionally important location. The Plan area (the “JC Precinct Plan Area”) is a small
geographic area immediately around the Joyce-Collingwood SkyTrain station. The JC Precinct
Plan Area is shown shaded in grey in Figure 1. The area includes only a small part of the area
covered by the Joyce Station Area Plan and the broader Renfrew-Collingwood neighbourhood
(Figure 1).
Figure 1 ― Planning Area Boundaries

This is a strategic and focused land use Plan triggered by the SkyTrain station upgrade now
underway and not a neighbourhood-level community plan. Directions for the wider
neighbourhood were developed as part of the Renfrew-Collingwood Community Vision in 2004.
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The population within the Joyce Station Area Plan boundary has grown steadily over the last
25 years. The largest growth spurt occurred between 1986 and 2011 as a result of the
development of Collingwood Village, a highly successful transit-oriented mixed-use
development built over a ten year period during the 1990’s. Today the Joyce Station Area is
home to 15,800 people.
The Joyce–Collingwood neighbourhood is culturally and socially diverse and faces a number of
vulnerabilities compared to the rest of the city. The area is home to a large percentage of
newcomers, residents whose mother tongue is not English, seniors, and lower income
households. The diversity of residents in the Joyce-Collingwood neighbourhood is celebrated
as important to the neighbourhood’s social fabric. When compared to overall city
demographics, this neighbourhood has a greater percentage of residents who are considered
low-income and a greater percentage of residents who identify as immigrants.
2.

Applicable Council Policy

Joyce Station Area Plan (1987): In 1987 Council approved the Joyce Station Area Plan as part
of a series of Expo Line Station Area Plans. The planning focus was on the physical, economic
and social impacts of the ALRT (Advanced Light Rapid Transit, also known as SkyTrain) system.
The goals of the Station Area Plans were to:
•

Resolve the outstanding ALRT impacts;

•

Protect and enhance existing residential areas;

•

Reduce the impacts of existing traffic and ALRT parking problems near the station; and

•

Encourage a limited amount of multi-family residential development near the station

If Council approves the JC Precinct Plan, the Joyce Station Area Plan will no longer apply to
sites covered by the JC Precinct Plan.
Renfrew-Collingwood Community Vision (2004): This document describes the kind of
community that people who live and work in the area want it to become over the next 10 to
20 years, and how CityPlan directions should be implemented. It identifies what people value
and want to preserve, what improvements are needed and how change should occur. The
Community Vision identifies the types of neighbourhood change that should be subject to
detailed local planning. The JC Precinct Plan follows the Community Vision guidance on
matters that are to be the subject of detailed planning.
Greenest City 2020 Action Plan (2011): This Plan outlines actions required to achieve a
healthy, prosperous and resilient city — with the ultimate goal of becoming the world’s
greenest city by 2020. It identifies strategies to promote green economic development,
eliminate dependence on fossil fuels, promote green transportation options, utilize green
building design and ensure everyone has access to nature, clean water and local food. The
Plan calls for compact, complete communities which promote walking and cycling, and are
well served by services, amenities and green space.
Transportation 2040 Plan (2012): This Plan is a long-term strategic vision for the City that
will help guide transportation, land use decisions and public investments for the years ahead.
The Plan aligns with the Greenest City: 2020 Action Plan to make the majority of trips on
foot, bike and transit and eliminate dependence on fossil fuels and breathe the cleanest air of
any major city in the world. Joyce-Collingwood residents use public transit to get to and
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from work more than any other community in Vancouver. It is anticipated that new residents
focused around the station will also be frequent transit users, taking full advantage of
existing infrastructure.
Housing and Homelessness Strategy (2011): This Strategy is a framework for addressing
homelessness and increasing the variety of affordable housing options across the entire
housing continuum, to improve choice and affordability for all residents within the city. The
three strategic directions are:
1. Increase the supply of affordable housing;
2. Encourage a housing mix across all neighbourhoods that enhances quality of life; and
3. Provide strong leadership and support partners to enhance housing stability.
There are 10-year targets included for new housing supply across the whole housing
continuum including supportive and social housing. The JC Precinct Plan will provide a range
of housing opportunities from low-income affordable housing to owner-occupied market
housing. The Plan presents the opportunity to achieve approximately 30% of new units as nonmarket housing (mixed-income social housing and co-operative housing).
Rezoning Policy for Sustainable Large Developments (2013): This policy applies to rezonings
of sites that are two acres or more and requires strategies to achieve high sustainability
standards. The policy requires submission of defined plans and studies to address sustainable
site design, access to nature, sustainable food systems, green mobility, rainwater
management, zero waste planning, affordable housing and low carbon energy supply. Within
the JC Precinct Plan area most sites are small; however, the St. Mary’s Parish site is expected
to be subject to this policy.
3.

Planning Process and Community Engagement

Staff from Planning and Engineering led a collaborative planning process engaging TransLink
and other organizations and agencies active in Joyce-Collingwood. The planning process was
launched with a walkshop in December 2014. Workshops were held early in the process and
open houses were held at key stages throughout the process. The major public consultation
steps are summarized below and full details are included in Appendix B.
Open House #1
June 2015

Open House #2
October 2015

Intro to process,
background, and
objectives

Redevelopment
options

78 attendees
43 responses

149 attendees
220 responses

Open House #3
February 2016

Open House #4
April 2016

Preferred option
and draft
policies

Proposed zoning
changes in
Transition Areas

442 attendees
204 responses

80 attendees

The June 2015 open house introduced the Station Precinct Review and identified issues and
opportunities around the station. Workshops were held on the topics of land use, urban design
and transportation. Participants were invited to share and explore preferences for building
types and heights through discussion, images and illustrations and identify aspirations for the
neighbourhood.
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Key findings and themes from the June open house and workshops led to the creation of a
summary document entitled: Emerging Ideas, Aspirations, and Directions. The key messages
of the summary document were circulated through a newsletter and an outdoor event was
held at the Collingwood Neighbourhood House to “check in” with the community on the
emerging ideas.
Overall, feedback from the emerging ideas and directions was positive, as follows:
•

Support for a more active, vibrant local shopping street including more and greater
variety of retail and services for residents and transit users;

•

Support for a more physically and socially connected neighbourhood, specifically
identifying the need to improve sidewalks;

•

Support for more compact, mixed use and walkable development;

•

Some concerns regarding additional height and density, including the number of towers
and impact on single-family areas; and

•

Some concern that local businesses could be displaced by redevelopment and with
impacts of change.

On the strength of community support for the key ideas and directions, staff prepared three
options for development and explored potential changes to the road network and walking and
cycling routes to improve safety, comfort and connectivity. A review of existing and planned
amenities and infrastructure and service delivery levels was used to identify community needs
and priorities.
The three development options were shared at an open house held in October 2015. Public
comments from the open house indicated continued general support for more compact, mixed
use and walkable development near the SkyTrain station. Seventy percent (70%) of
respondents supported one of the options proposed. Opinion on which option best reflects the
overall mix of land use and appropriate building types was polarized between those that
support modest change and those that support significant change at the station. Some
respondents did not support any of the options and wanted the scope of change to be limited
to Joyce Street or identified concerns with building height, traffic congestion, social impacts
and housing affordability. The neighbourhood supported pedestrian improvements, childcare
and affordable housing as the top three priority community needs.
In late November staff held meetings with local businesses and a newly formed residents
group — the Joyce Area Residents Association (JARA) — to discuss the impacts of change on
existing businesses, housing affordability and augmenting efforts to engage non-English
speaking residents in the planning process. While translation of key ideas in the presentation
materials had been provided throughout the process and translation services were available at
almost every public event, the community asked that the City provide more translation
support in future engagement and this request has been accommodated at subsequent events
with more staff providing translation services and Chinese language comment forms.
The emerging plan options were shared with the City’s Urban Design Panel in November 2015.
A detailed summary of the Panel’s comments are included in Appendix C.
Late in 2015 the St. Mary’s Parish approached the city about a new redevelopment concept
focused around school renewal and additional affordable housing opportunities. The church
requested that their site aspirations be considered as part of the JC Precinct Plan underway.
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The commentary from the October open house, the new St. Mary’s Parish proposal and ongoing technical work was used to prepare a preferred option and draft policies. The creation
of the preferred option for the JC Precinct Plan was guided by general community support for
change and the following considerations:
•

Polarized community response on building heights and types but most supporting
height and density in close proximity to the station. This led to a preferred option that
focuses the greatest density at the station with lower townhouse forms on the edges
of all transition areas.

•

The proposed six-storey building base on Joyce Street was reduced to four storeys to
respond to concerns about street scale and to improve light penetration to the public
realm.

•

The immediate proximity to the SkyTrain station, combined with the scope and extent
of planned changes to the east station house now underway, confirmed the rationale
for more substantive changes for Subarea T1.

Public feedback on the preferred option and draft policies shared at the February 2016 open
houses has been generally supportive. Approximately 50% of respondents support the land
use, building types and heights of the preferred option.
Some concerns remain in the community about tower height, traffic congestion and the
amenities proposed to support growth, and traffic congestion. These topics are discussed fully
in the strategic analysis section of this report.
Staff partnered with local organizations, agencies and JARA to organize learning events to
build awareness about the draft plan and to provide opportunities for people to talk together
about the plan. A learning event was held on April 6, 2016 to provide an overview of the plan
and allow for smaller conversations on specific topics. In addition, staff held a focused open
house on April 13, 2016 to provide information and to answer questions about zoning changes
proposed for the Transition Areas.
The key elements of the draft plan, a 3-D model of proposed changes and more details on the
public benefits strategy were available for review and discussion at the Collingwood Days
Festival on May 28, 2016. However, the event was rained out and staff were only able to share
this information with a few attendees before event organizers ended the festival.
A second opportunity to view the model and ask questions about the Precinct Plan was
provided on June 1 at the Collingwood Neighbourhood House. The event was intended for
foot traffic on Joyce Street and attracted people who have been involved in the JC Precinct
Plan program and had specific questions about the plan as well as people who were not aware
of the planning program. In general, the response was positive.
JC Precinct Plan
1.

Plan Summary

Vision for Joyce-Collingwood Station
The challenge and the opportunity of the precinct area today is that the scale of the buildings
and land use around the station do not clearly mark this important entry point to Collingwood
Village in a clear and legible way. The limited and patchy commercial development on Joyce

Joyce-Collingwood Station Precinct Plan and Related Rezonings – RTS 11440

9

Street, poor pedestrian connections and public realm and the outdated SkyTrain station itself,
do not meet the standards expected for a transit-oriented neighbourhood.
The Joyce-Collingwood SkyTrain station is currently being upgraded to increase passenger
capacity, improve accessibility and enhance the station design. The JC Precinct Plan is an
opportunity to complement the station improvements, to unify the area immediately around
the station with Collingwood Village and create a stronger, more cohesive neighbourhood.
New land use policies will take full advantage of this highly suitable location, improve
physical and social connections and make the area more attractive and enjoyable for
residents.
Land Use and Density
The JC Precinct Plan Area is and will remain a predominantly residential neighbourhood
containing a range of housing types, building types and unit sizes. Mixed-use development will
be required along Joyce Street between Wellington and Euclid Avenues to provide a more
continuous shopping street, and to provide improved local-serving retail and service
opportunities and amenities for new residents and the surrounding community.
Subarea Summary: Building Types and Height
•

•

Subarea J1 - Mixed-use towers of similar heights above a four storey building base are
proposed at the intersection of Joyce Street and Vanness Avenue with heights taller than
the existing towers in Collingwood Village to mark the significance of the SkyTrain station
as a major hub in the community. Tower height is limited to 189.5m geodetic, reflective of
the height limit applied to Wall Centre Central Park development on Boundary Road.
Subarea J2 – Additional mid-rise opportunities are identified on larger sites above a four
storey building base.

•

Subarea J3 – As part of the replacement of the school and the addition of mixed income
non-market housing, a mix of tower and mid-rise buildings are proposed on the St. Mary’s
Parish site with a four storey building base fronting onto Joyce Street.

•

Subarea V1 - Additional mid-rise building opportunities are identified in the ring beyond
the station continuing the existing pattern of mid-rise forms.

•

Subarea V2 - Six-storey apartment buildings are proposed along Vanness Avenue fronting
onto the SkyTrain guideway.

•

Subareas T1, T2 and T3 - A mix of four-storey apartments and townhouses are proposed in
the Transition Areas to maximize housing capacity within two blocks of the station and
provide respectful transitions to the surrounding neighbourhood (Transition Area 1 also
includes mid-rise buildings close to Joyce Street and the SkyTrain station and guideway).
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Figure 2 ― Land Use Plan with Building Heights

Affordable Housing
City policy sets a target of 20% affordable housing to be achieved through the development of
large sites and through community plan policies. Opportunities for a significant increase in
the amount of mixed-income non-market rental housing are identified in the JC Precinct Plan.
If realized, these opportunities together could increase the amount of non-market housing in
this small area from about 150 units today to over 800 units, and the potential to achieve 30%
affordable housing. The opportunities for additional mixed-income affordable housing
include:
•

Development of the City-owned, vacant site on Vanness Avenue

•

Redevelopment of St. Mary’s Parish site on Joyce Street

•

Redevelopment of Rupert Lane (BC Housing) on Vanness Avenue

Family Housing
•

Through redevelopment of the larger sites identified for mixed income non-market rental
housing, the goal will be to achieve 50% of affordable housing units suitable for families
with children including two- and three-bedroom units subject to financial viability to be
determined at the rezoning stage.
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A minimum of 25% of the market units will be two and three-bedroom units suitable for
families.

Staff note that Council has requested a report back on requirement for family housing in
2016. Should Council approve a policy to increase family housing requirements, those
requirements will apply to multi-family developments within the Joyce-Collingwood Precinct.
Livability
This Precinct Plan and other planning initiatives across the city will add more housing near
rapid transit stations, along SkyTrain guideways and major streets where residential use could
be impacted by environmental noise. The current regulations were adopted from Canada
Mortgage and Housing Corporation (CMHC) regulations developed in the 1980s. The current
acoustic regulations are being reviewed to ensure livability. Updated regulations and
guidelines that reflect World Health Organization (WHO) advice on environmental noise
exposure and a specified methodology for acoustic assessments will be developed and
presented for Council consideration in fall 2016. Should Council adopt the updated
requirements, new housing at JC Precinct will need to meet the updated requirements.
Local Retail and Service Uses
A key objective of the JC Precinct Plan is to strengthen the shopping area and the heart of the
Joyce-Collingwood community by creating more shopping options, improved walkability and
an improved streetscape. These ideas were well supported by the community. Residents want
to do more of their shopping on foot and want a stronger shopping street to provide more
opportunities for social interaction with their neighbours and enhanced public life. The need
for a larger retail space to accommodate a grocery store has been noted and included as a
policy objective in Subareas J1, J2 and J3 where mixed-use is required on Joyce Street. The
JC Precinct Plan Area has been identified as the preferred location for a renewed Collingwood
Library Branch and will be explored as part of the rezoning of larger sites on Joyce Street.
Some in the community have expressed concerns that local businesses will be displaced by
redevelopment and that the low commercial rents in older buildings, that provide an entry
point to new businesses, would be lost. Staff have investigated the availability and rental
rates nearby and found that Kingsway would provide a viable alternative for local and
affordable commercial rents for displaced merchants.
Transportation
The SkyTrain guideway divides the neighbourhood north to south and the high volume of
traffic on Joyce Street is perceived as a barrier from east to west. Traffic volumes on many
local streets such as Vanness Avenue are relatively high and most of that traffic originates
from outside the neighbourhood. At present, the station is poorly integrated into the
neighbourhood with missing or substandard sidewalks in the immediate vicinity of the station.
The BC Parkway is a regional walking and cycling greenway and is the only bike route through
the neighbourhood. While primarily off-street, is not considered suitable for people of all
ages and abilities since cyclists must mix with heavy traffic (including buses) on Vanness
Avenue as it passes the station area.
SkyTrain Station Upgrades and Street Network
•

TransLink is currently upgrading Joyce-Collingwood Station in two phases. The first phase
of upgrades began in January 2016 (completion fall 2017) and includes a significant
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expansion of the east station house, improving passenger capacity, accessibility, safety
and convenience.
•

The second phase of upgrades will add a new bus loop around the east station house,
allowing for increased bus service from the station including a new B-Line route to UBC
along 41st Avenue. This phase will also connect the BC Parkway across Joyce Street,
providing a safer and more comfortable off-street walking and cycling route for people of
all ages and abilities. This phase of upgrades is currently unfunded.

•

The second phase of upgrades will require narrowing Vanness Avenue which would
exacerbate an existing issue whereby westbound buses have to enter into opposing
eastbound traffic on Vanness Avenue to turn into the bus loop. To support safe bus
movements, Vanness Avenue will be changed to a one-way westbound street between
McGeer Street and the lane west of Joyce Street. Changes to Vanness Avenue will be
delivered concurrently with the second phase of station upgrades.

•

The future changes to Vanness Avenue combined with growth in the neighbourhood will
likely have impacts on other streets. When the second phase of station upgrades begins
the City will conduct a multi-modal transportation study of the broader neighbourhood
(bounded by Kingsway, E 29th Avenue, Boundary Road, Rupert Street) based on a principle
of encouraging through traffic to use arterial streets.

Improved Walking Connections and Public Spaces
•

Provide better walking connections in the blocks around the SkyTrain station to support a
more physically and socially connected neighbourhood.

•

Provide fully accessible pathways under the SkyTrain guideway to better connect residents
to parks and services on either side of the guideway.

•

Prioritize pedestrian movement on Joyce Street by providing wider sidewalks and
exploring the creation of public walkways/plazas by closing the lanes north of the station.

•

Consider improving crossing opportunities across Joyce Street and Vanness Avenue.

•

In coordination with the Park Board, seek opportunities to plant additional street trees.

Cycling Connections
•

Work with TransLink to deliver the second phase of station upgrades, which includes
connecting the BC Parkway off-street greenway across Joyce Street.

•

Work with TransLink and the City of Burnaby to deliver the BC Parkway Boundary Road
overpass, providing an all ages and abilities route into Burnaby.

•

Consider options for a new northeast-southwest cycling route in the neighbourhood to
better connect residents to services including schools and the BC Parkway.

2.

Public Benefits Strategy

A Public Benefits Strategy (PBS) provides strategic direction for future investments in a
community over the long term (25 years). It includes eight key areas that support livable,
healthy and sustainable communities: affordable housing, childcare, parks and open spaces,
community facilities, civic facilities, transportation, utilities and heritage. Each PBS takes
into account the existing network of amenities and infrastructure within the community, as
well as district-serving and city-serving amenities located beyond the community boundaries.
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It aims to optimize the network of amenities and infrastructure that supports service and
program delivery at citywide, district and local levels.
The area covered by the broader Joyce Station Area Plan is home to about 15,800 residents
today. Given the proposed land use policies the population is anticipated to grow by
4,900 1people to about 20,700 residents over 25 years, which represents a projected growth in
population of approximately 30%. The city population as a whole is expected to grow by
approximately 25% over the same period.
Joyce-Collingwood currently has access to many of the amenities available in communities
across Vancouver, including affordable housing, a childcare, a neighbourhood house (CNH), a
branch library (Collingwood), two community centres (Renfrew and Collingwood) , two
swimming pools (Renfrew and Killarney), one ice rink (Killarney), neighbourhood parks
(Collingwood and Gaston), and a city-wide serving greenway (BC Parkway).
A number of these amenities and infrastructure are new or have been renewed or upgraded in
recent years including the Renfrew and Killarney Pools (2004 and 2005), the Killarney Ice Rink
(2010) and the #15 Firehall (2012). In addition, the following projects are currently under
construction or in the planning and design phase: upgrade of the Joyce-Collingwood SkyTrain
station, the Collingwood Neighbourhood House Annex, the MOSAIC facility and the Killarney
Seniors Centre.
The JC Precinct Plan PBS envisions future projects that renew existing amenities and
infrastructure as well as projects that address current gaps or demands anticipated as
population grows. The key elements of the JC Precinct Plan PBS include:
•

Affordable housing including replacement of existing units and addition of 720 new
units

•

Pedestrian connections including new and wider sidewalks, fully accessible access
under the SkyTrain guideway and new plaza spaces

•

A new 37 space childcare

As currently developed, the overall value of the PBS over 25 years would be approximately
$240 million. Approximately 15% of the PBS involves the renewal of existing amenities and
infrastructure and 85% of the PBS targets upgrading or new amenities and infrastructure.
Please refer to the Financial Implications section for further details.
3.

Implementation

The JC Precinct Plan is designed to provide a clear but flexible framework to guide positive
change, development and delivery of public benefits in the JC Precinct Plan area, while
considering long-range and shorter-term goals. The policy directions of the plan will be
realized through a variety of implementation tools, approaches, initiatives, and partnerships.
These will include revised zoning and design guidelines, public benefit funding allocation and
further planning for key community needs such as park improvements and library renewal.
A broad cross-section of the community has been engaged in the development of this Precinct
Plan. Over the life of the plan, there will be continuing opportunities for those living and
working in Joyce-Collingwood to be involved in further work associated with implementing
the JC Precinct Plan.
1

The population growth of 4,900 consists of: a) 2,800 new residents within the JC Precinct Plan area; b) 2,100 new residents
outside of the JC Precinct Plan area (includes Wall Centre Central Park currently under construction).
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Rezonings and New Development
One of the primary roles of the JC Precinct Plan is to establish clear guidance for new
development. New development will be managed and regulated primarily in two ways:
•

Applicant-initiated rezonings

•

City-initiated rezonings
Figure 3 — Rezoning type

Applicant–initiated Rezonings — The JC Precinct Plan will consider rezoning applications
when the following site criteria are met: 1) the site is identified as an area of change in the
JC Precinct Plan; 2) the site size and configuration can reasonably accommodate a form of
development as outlined in the relevant sections of the JC Precinct Plan; 3) the development
does not preclude future opportunities (i.e., sites left behind are still developable); and 4)
the proposal complies with the JC Precinct Plan and all other City policies and regulations.
City-initiated Rezonings ― Zoning by-laws and design guidelines are proposed for the
duplex/townhouse area (RM-7AN District) and four-storey apartment area (RM-9BN District).
Property owners within the Transition Areas, specifically portions of subarea T1 and all of
subareas T2 and T3, were advised of the proposed zoning changes and a focused open house
to discuss zoning changes in these areas was held on April 13, 2015. Staff have also identified
seven lots outside of the Transition Areas where four-storey buildings are recommended in the
JC Precinct Plan, and these properties have been included as part of the proposed zoning
changes. Property owners of these seven lots were sent a letter on May 27, 2016 advising of
this proposal.
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If the JC Precinct Plan is approved by Council, then the Director of Planning recommends that
the properties shaded in grey in Figure 4 be rezoned to RM-7AN or RM-9BN as indicated. The
by-laws and guidelines for the two new districts are modelled on existing City by-laws for
similar areas in other communities, with refinements to meet the specific directions and
intent of the JC Precinct Plan.
•

RM-7AN District: Duplex/Townhouse Zone
The intent of this zone is to provide more affordable, ground-oriented housing options
for families while respecting the basic physical character of the neighbourhood. The
zone will permit various forms of rowhouses and townhouses, including stacked and
courtyard buildings, on larger or consolidated sites. There are also options for a single
lot such as a small stacked townhouse with three units (triplex) or a two-family
dwelling (duplex) with the potential for two secondary suites. All units will have their
own front door accessed from the street, private outdoor space, and access to natural
light and ventilation, as emphasized in the design guidelines. The zone supports the
retention of pre-1940s houses through possible infill development and a modest
increase in density.

•

RM-9BN District: Four-storey Apartment Zone
The intent of this zone is to allow apartments up to four storeys, as well as other
medium- density building types such as courtyard stacked townhouses or freehold
rowhouses, as described above. The apartment buildings will provide a variety of unit
sizes including units suitable for families, and will include provisions for private and
semi-private outdoor space. They will be encouraged to provide sustainable, livable
design that improves access to natural light and ventilation. Secondary suites and lockoff units are permitted, within limits, to provide flexible housing choices. Maximum
frontage requirements will ensure new development creates an incremental rhythm
along the street that will assist with compatibility with the existing street character.
Through application of design guidelines, all new development will demonstrate high
quality design, and ensure a high standard of livability and neighbourhood “fit”.
The proposed four-storey apartment zone is structured to include density bonus
provisions which define an outright density (base density) that can be achieved
without any amenity contribution, and extra density that may be achieved to a
maximum set out in the by-law, with provision of a per square metre financial
contribution toward amenities or affordable housing. These financial contributions will
be allocated in accordance with the Public Benefits Strategy. Some exclusions from
amenity contributions do apply, including consideration for retention of pre-1940s
houses, secured market rental and social housing developments.
A density bonus zone contribution rate of $32.29 per square metre ($3 per square foot)
for additional density is proposed for the RM-9BN District. This rate is recommended
on the basis of community amenities needs/costs and a consultant analysis of
development economics which examined a representative selection of sites across the
neighbourhood. The density bonus zone contribution rate will be subject to periodic
adjustments approved by Council from time to time.
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Figure 4 — City-initiated rezonings

Maintaining Existing Development Opportunities
The areas covered by the proposed City-initiated rezonings would retain the development
rights associated with the current zoning (density, height and permitted uses). As such, singlefamily uses can continue and new single-family development, including laneway houses, will
continue to be permitted.
Strategic Analysis
The following sections provide further information and analysis relating to key components of
the JC Precinct Plan.
Affordable Housing
Residents have supported affordable housing as a top priority need; some are seeking more
than 20% or want assurances on the delivery and timing of the new housing.
The JC Precinct Plan allows for an increase in the number of both ownership and rental
housing units. Joyce-Collingwood Precinct is anticipated to grow by approximately 2,300 units
over the next 25 years. It is expected that about 30% of this growth will be achieved on three
large sites where the plan prioritizes the delivery of additional mixed-income non-market
rental housing over the long term, a significant opportunity for such a small planning area.
These three sites together could deliver over 700 units of additional affordable housing (see
Table 1).
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Table 1 ― Identified opportunities for additional affordable housing
Additional Units of Mixed-Income
Non-Market Rental Housing
St. Mary’s Parish/ Columbus Towers Redevelopment

400 units

City of Vancouver Owned site on Vanness Ave.

80 units

BC Housing Site at 4830 Rupert St.

240 units

Total

720 units

These are estimates and exact numbers will be determined at the rezoning stage for each
site. City staff will work closely with partners (St. Mary’s Parish and BC Housing) to advance
proposals and ensure financial viability and affordability in these projects.
Tower Height
At the February 2016 open house, the preferred option proposed tower heights in Subarea J1
(at the intersection of Joyce Street and Vanness Avenue) at varying heights ranging from
260 ft. to 320 ft. A range of tower heights was proposed in order to provide a varied skyline
when viewed at a distance. In their review in November 2015 the Urban Design Panel agreed
with this varied height approach (See Appendix C for UDP Minutes). Some residents say that
no building should be taller than the Wall Centre Central Park (approximately 279 ft.). Others
are asking that towers be limited to 16 storeys (see petition included as Appendix D).
The concerns with tower height have been considered and staff acknowledge that, unlike
other areas in the city, there is no identified vantage point from which to view the collection
of new towers proposed at the station, so a varied skyline is not critical in this location. To
respond to concerns about tower height and to mark the importance of the station without
reducing the capacity for new housing at the station, it is recommended that instead of a
varied height approach, all towers in Subarea J1 be limited to the geodetic height of 189.5 m
— the geodetic height of the Telus Building (used to set the height limit for Wall Centre
Central Park development). This limitation will result in tower heights of approximately 290
to 300 ft. (see detailed urban design analysis in Appendix E).
Transportation and Safety
The neighbourhood has identified traffic congestion, truck volumes and pedestrian safety as
some of the top concerns related to additional growth. The street grid in this area is at a 45
degree angle to the majority of the City’s north-south and east-west street grid. This creates
desirable routes for people passing through the neighbourhood to other destinations.
An analysis of key intersections and streets near the station has been conducted. Traffic
volumes on some local streets are high, especially on local “east-west” streets such as
Vanness Avenue (3,500 vehicles per day). Most of this traffic is not local, with 72 per cent of
vehicles using Vanness Avenue originating outside of the neighbourhood. The City will
continue to monitor traffic volumes at key intersections and streets in the area.
The area is well served by transit with five bus routes and the Expo Line providing rapid
connections towards Downtown and other regional destinations like Metrotown. For journeys
to and from work, the precinct area has the highest transit mode share in the City with 55% of
people using transit (2011 National Household Survey). The travel habits of local residents as
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well as the planned upgrades to transit service in the area suggest that a majority of new
residents will make use of transit services rather than add to the local traffic congestion.
While the community has raised concerns related to truck traffic, Joyce is an important part
of the regional goods movement network. The City has no intention to remove trucks from
Joyce Street. However, the JC Precinct Plan recommends a multi-modal transportation study
of the broader neighbourhood (bounded by Kingsway, E 29th Avenue, Boundary Road, Rupert
Street) upon commencement of the second phase of station upgrades and related changes to
Vanness Avenue. The study will be based on a principle of encouraging through traffic to use
arterial streets with a goal of improving comfort and safety for walking and cycling.
Amenities and Growth
For the past three years, the Collingwood Neighbourhood House (CNH) has been organizing
community discussions around amenity priorities. While the neighbourhood has been generally
supportive of the priorities identified as part of the Precinct Plan, some have commented that
sidewalks should be provided as a basic city service and while childcare and housing are
important benefits to some, they are not amenities available to all residents. Improved
recreational services and a new library have been frequently noted as important additions to
serve growth in the neighbourhood.
While Joyce-Collingwood is one of the highest density neighbourhoods outside of the
downtown, it is also well served by existing recreational and social services in the broader
neighbourhood. Joyce-Collingwood is within 1.5 km of the Killarney and Renfrew community
centres. The Collingwood Neighbourhood House is larger than typical and shares a gym with
the Bruce Elementary School Annex and provides recreational programming. In addition, more
facilities are being built including a new 10,000 sq. ft. CNH annex under construction as part
of the Wall Centre Central Park development and a new seniors’ centre to be constructed in
2017 at Killarney Community Centre. Catchment area maps for these facilities are included as
Appendix F.
The JC Precinct Plan public benefits strategy identifies improved pedestrian access,
affordable housing and childcare as priorities. In addition to these priorities, many in the
community will benefit from other public amenities which will be delivered through growth
including:
•

Renewal and upgrades to existing parks including the Collingwood Park playground,
wading pool replacement with a spray pad and a dog park. Other improvements and
park expansion to be determined following the Parks and Recreation Master Plan

•

Funding to assist with operating of the CNH annex

•

Renewal of the Collingwood Library (JC Precinct has been identified as preferred
location)

Implementation of this JC Precinct Plan and the Public Benefits Strategy will involve on-going
collaboration with community-based groups including the Collingwood Neighbourhood House,
the Collingwood Business Improvement Association, Collingwood Community Policing Centre
and St. Mary’s Parish as well as residents, businesses and senior levels of government.
Site-by-site rezoning applications will be a key driver of JC Precinct Plan implementation. As
outlined in the Public Benefits Strategy, it is expected that Community Amenity Contributions
and Development Cost Charges will result from approved zoning changes, and those will be an
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important source of funding for public amenities for the Precinct Plan area. Over the years,
as rezoning applications come forward for review by City staff and consideration by City
Council, the City will liaise with the key community stakeholders who will be asked to provide
advice on the consideration of community amenity contributions. Community advice on
public benefits will be factored into the staff review and will be presented to Council for its
consideration as part of the rezoning process. It is noted that the Public Benefits Strategy
provides general guidance but specific amenity proposals will need to be considered in light
of city-wide policy, community need, financial viability and emerging opportunities.
FINANCIAL
Public Benefit Strategy
As currently developed, the overall value of the JC Precinct Plan PBS is estimated to be
approximately $240 million over the next 25 years as outlined in Table 2 below. Approximately
15% of the PBS involves the renewal of existing amenities and infrastructure and 85% of the
PBS targets upgrading or new amenities and infrastructure.
Renewal of existing amenities and infrastructure are typically funded from property taxes and
utility fees (“City contribution”). Provision of new or upgraded amenities and infrastructure
are typically funded from City contributions through development. These include a
combination of Community Amenity Contributions (CACs), Citywide Development Cost Levies
(CW-DCLs), direct contributions from developers toward amenity and infrastructure upgrades,
plus payments collected through density bonus zoning in the proposed new zones. These
contributions will be augmented by financial and/or in-kind contributions from other
governments and non-profit partners (“Partnership contribution”).
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Table 2 — Preliminary Cost Estimates & Funding Strategy
Category

Renewal of
existing
amenities and
infrastructure

New or
upgraded
amenities and
infrastructure

TOTAL

City
contribution
(property
taxes and
utility fees)

Developer
contribution
(CAC/DCL/
Density Bonus
Provisions)

Partnership
contribution
(incl. other
gov’t and
non-profits)

Social & supportive
housing

$29M

$183M

$212M

-

$22M

$190M

Secured market
rental

TBD

TBD

TBD

-

TBD

-

HOUSING

$29M

$183M

$212M

-

$22M

$190M

Childcare: 0-4 yrs

-

$6M

$6M

-

$6M

-

Childcare: 5-12 yrs

TBD

$0.1M

-

-

$0.1M

-

-

$6M

$6M

-

$6M

-

Parks and open
spaces

$1M

$4M

$5M

$1M

$4M

-

PARKS & OPEN
SPACES

$1M

$4M

$5M

$1M

$4M

-

-

-

-

-

-

-

$5M

$5M

$10M

$5M

$5M

-

-

-

-

-

-

-

Cultural facilities

TBD

TBD

TBD

TBD

TBD

TBD

COMMUNITY
FACILITIES

$5M

$5M

$10M

$5M

$5M

TBD

Firehall

-

-

-

-

-

-

CIVIC FACILITIES

-

-

-

-

-

-

$1M

$1M

$2M

$1M

$1M

TBD

-

$2M

$2M

-

$2M

TBD

$1M

$3M

$4M

$1M

$3M

TBD

Waterworks

-

$0.7M

$0.7M

$0.2M

$0.5M

-

Sewers

-

$1.6M

$1.6M

-

$1.6M

-

UTILITIES

-

$2M

$2M

-

$2M

-

Heritage density
transfers

-

-

$1M

-

$1M

-

HERITAGE

-

-

$1M

-

$1M

-

TOTAL

$36M

$203M

$240M

$7M

$43M

$190M

Percentage of Total

~15%

~85%

100%

~3%

~18%

~79%

CHILDCARE

Recreation
facilities
Libraries
Social facilities

Walking & cycling
Transit & major
roads
TRANSPORTATION

* Totals may vary due to rounding;
** May include contributions from beyond the JC Precinct Plan Area
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Capital
It is estimated that development in the JC Precinct Plan will generate approximately $220
million in partnership contributions and development contributions encompassing cash and inkind CACs, Citywide DCLs, and value generated from the proposed density bonus zoning
provisions in the new zoning districts.
Delivery of affordable housing, childcare, community facilities and programs requires
innovative partnerships with senior levels of government, charities, and non-profit
organisations. In particular, approximately 90% of new mixed-income, non-market housing
contemplated in the PBS is attributable to partner sites from non-profits (St. Mary’s Parish)
and senior governments (BC Housing), requiring strategic alignment and coordination with
partners. Affordability targets will be determined as part of rezoning to ensure that these
housing projects will be financially sustainable over the long term.
The JC Precinct Plan PBS is an aspirational plan that reflects the needs and desires of the
community, and is intended to provide strategic direction to guide the City (including City
Council, Park Board and Library Board) in making investment decisions on public amenities
and infrastructure in Joyce-Collingwood over the next 25 years. The City’s fiscal capacity,
emerging opportunities and evolving needs in this neighbourhood and across the city will be
determinates of the actual amenity package that will be delivered incrementally over the
long-term. As such, the PBS will be reviewed and refined periodically and integrated into the
City’s 10-year Capital Strategic Outlook, 4-year Capital Plan and annual Capital Budget for
prioritization and funding consideration on a citywide level.
Operating
Capital investments, especially for new/upgraded amenities and infrastructure, often result
in ongoing financial implications associated with programming and facility operation,
maintenance and rehabilitation. For example, start-up and operating grants (approximately
$1,650 per space) maybe required for the new childcare facility; and funding (approximately
$1 million) to enable the neighborhood house to leverage senior government contributions for
programming. The budget impact will likely be added incrementally over the 25-year time
frame of the Plan as projects get completed and will be considered as part of the long-term
financial plan and regular budget processes.
CONCLUSION
This report seeks Council approval of the JC Precinct Plan to transform the area around the
station into a vibrant entry point into the community, increase housing diversity and achieve a
more coherent and connected neighbourhood. The report also introduces new duplex/
townhouse and 4-storey apartment zones to simplify the development process for small-scale
housing opportunities in the community. The report provides details on rezoning for portions
of the JC Precinct Plan area and refers the proposed amendments to the Zoning and
Development By-law to Public Hearing.
*****
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1

BACKGROUND
1.1

Introduction

In fall of 2014, the City initiated a review of
planning policies for the area in close proximity to
the Joyce-Collingwood Station.
The existing Joyce Station Area Plan is over
25 years old. While the policies guided the
development of large sites nearby such as the
highly successful Collingwood Village, the policies
did not result in the redevelopment of the smaller
sites right around the station. The Station Precinct
Review was launched to combine a land use
update with TransLink’s planned upgrade of the
Joyce-Collingwood Station to improve service,
add capacity and accommodate future B Line
service to UBC. In accordance with City goals,
the intention of the Joyce-Collingwood Station
Precinct Review, that has led to the creation
of this Plan, was to consider how to intensify
development on the balance of the sites around
the SkyTrain station, to transform the station
into a vibrant entry point for the community and
to unify the neighbourhood and create a more
walkable and transit-friendly place.
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1.2

Plan Area

Figure 1.1: Comparison of Planning Area Boundaries
y

w

The Joyce-Collingwood Station Precinct Plan (JC Precinct Plan)
area is compact, focuses on lots within two blocks of the JoyceCollingwood station and is approximately 30 acres in area. It
represents a very small part of the original larger Joyce Station Area
Plan boundary and the broader Renfrew-Collingwood community. At
present, the existing properties are zoned one-family dwelling (RS-1),
multiple dwelling (RM-4N), commercial (C 2C) and CD-1, with most
properties zoned RS-1. The study area is bisected by the east-west
SkyTrain guideway and is generally framed by Wellington Avenue on
the north, Euclid Avenue on the south, Rupert Street to the west and
Ann Street to the east.
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1.3

History

Joyce Station formed part of a community
originally known as Collingwood. With the
opening of the Interurban Railway (Central Park
Line) linking Vancouver and New Westminster
in 1891, the area took a new direction gradually
transforming from semi-agricultural to a
residential community. The new community
offered shops, a bank, a church and a school.
Over time, dependence on the train diminished
and business gradually shifted to Kingsway. In
1949, Kingsway was widened from four to six
lanes and in 1954, the Interurban was permanently
discontinued. In the postwar World War II period,
most land in the Collingwood area was developed
as single family with Kingsway serving the
commercial needs of the neighbourhood.

Interurban Railway - Central Park Line

The first line of the SkyTrain rapid transit system,
linking downtown Vancouver to New Westminster,
was built in 1985. SkyTrain opened just prior to
Expo 86 with its future transportation theme.
Station area plans were created for each station
outside of the downtown. The Joyce Station
Area Plan (1987) identified redevelopment
opportunities on the large sites near the station
and limited opportunities for increased density on
sites along the SkyTrain guideline.

In the 1990s the industrial sites near the JoyceCollingwood Station were in decline and
eventually they were identified as surplus. These
sites were originally assembled by the Vancouver
Land Corporation, and later purchased by Concert
Properties. The City, the developer and the
neighbourhood worked cooperatively to create a
transit-supportive, compact, mixed-use, masterplanned neighbourhood that included 2,700
new housing units. Collingwood Village has been
featured in a transit-oriented development (TOD)
case study published by the Canada Mortgage
and Housing Corporation (CMHC) where it is
described as “a model TOD that has delivered on
expectations for the developer, transit authority,
municipality and the community”.

SkyTrain opening day

Aerial photograph of Collingwood Village

Credit: TransLink
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1.4

Approved Council Policy

A number of City policies establish a general
framework for redevelopment and are applicable
to this Station Precinct Plan.
JOYCE STATION AREA PLAN:
In 1987, Council approved the Joyce Station
Area Plan as part of a series of Expo Line station
plans. The focus was on the physical, economic
and social impacts of the ALRT (Advanced Light
Rapid Transit, also known as SkyTrain) system.
The goals of the station plan were to:

RENFREW COLLINGWOOD COMMUNITY
VISION:
The Renfrew-Collingwood Community Vision
(2004) describes the kind of community that
people who live and work in the area want it to
become over the next 10 to 20 years, and how
CityPlan directions should be implemented. It
identifies what people value and want to preserve,
what improvements are needed and how change
should occur. The Vision also identifies the types
of neighbourhood change that should be subject
to detailed local planning.

• Resolve the outstanding ALRT impacts;
• Protect and enhance existing residential areas;

GREENEST CITY: 2020 ACTION PLAN:

• Reduce the impacts of existing traffic and ALRT
related traffic and parking problems near the
station; and

Approved in 2011, this policy outlines actions
required to achieve a healthy, prosperous and
resilient city — with the ultimate goal of becoming
the world’s greenest city by 2020. The plan
calls for compact, complete communities which
promote walking and cycling, and are wellserved by services, amenities and green space.
The Greenest City Action Plan has informed and
directed specific policies regarding the City’s
overall sustainability objectives.

• Encourage a limited amount of multi-family
residential development in under-utilized areas
near the station.

GREEN BUILDINGS POLICY FOR REZONINGS:
Updated in 2010, this policy currently requires
that all new buildings resulting from rezonings be
LEED® Gold certified, at a minimum.
HOUSING AND HOMELESSNESS STRATEGY
(2011):
This policy provides a framework for addressing
homelessness and increasing the variety of
affordable housing options across the entire
housing continuum. Its goal is to improve housing
choice and affordability for all residents within the
city. The three strategic directions are: increase
the supply of affordable housing; encourage
a housing mix across all neighbourhoods that
enhances quality of life; and provide strong
leadership and support partners to enhance
housing stability. In order to meet the demand for
affordable housing, the Strategy includes targets
for all types of housing along the continuum.

Figure 1.2: Citywide Housing Targets, 2012-2021

Joyce Station Area Plan
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TRANSPORTATION 2040 PLAN:
Approved in 2012, the Transportation 2040 Plan
is a long-term strategic vision for Vancouver
that will help guide transportation and land use
decisions as well as public investments for the
years ahead. The goals for the Transportation
2040 Plan are:
• Land Use: Utilize land use to support shorter
trips and sustainable transportation choices.
• Walking: Support a vibrant public life and
healthy lifestyles by making walking safe,
convenient, comfortable and delightful.

Safe, convenient, and comfortable walking for all ages and
abilities

• Cycling: Make cycling safe, convenient,
comfortable and fun for people of all ages and
abilities.
• Transit: Support transit improvements to
increase capacity and ensure service that is
fast, frequent, reliable, fully accessible and
comfortable.

• By 2040, at least two-thirds of all trips will
be made on foot, bike or transit. The total
number of trips by sustainable modes will grow
significantly, while motor vehicle volumes will
slightly decline.
• Transportation 2040 supports the Greenest City
target for reducing distance driven. By 2020,
the average distance driven per resident will be
reduced by 20% (from 2007 levels).
• Vancouver’s ultimate safety goal is to eliminate
all fatalities from its transportation system.
REZONING POLICY FOR SUSTAINABLE LARGE
DEVELOPMENTS:

• Motor Vehicles: Improve road safety, manage
congestion, make it easier to drive less, and
accelerate the shift to low-carbon vehicles.
• Goods, Services and Emergency Response:
Support a thriving , mange the impacts of
moving goods and services, and maintain
effective emergency response times.

Pedestrians and a cyclist on the BC Parkway

Transportation 2040 includes specific and
measurable targets that align with the larger
goals of the plan:

• Education, Encouragement and Enforcement:
Encourage sustainable transportation choices,
educate all road users to promote safe and
respectful behaviour, and support legislation
and enforcement practices that target
dangerous conduct.

The rezoning policy, updated in 2013, applies to
sites of two acres or more and establishes polices
to achieve higher sustainability standards as an
essential component in the rezoning process. For
Joyce-Collingwood, it is anticipated that only the
St. Mary’s Parish site would be large enough to
trigger this policy. The policy requires submission
of defined plans and studies to address the
following objectives:
1.

Sustainable Site Design

2. Access to Nature
3. Sustainable Food Systems
4. Green Mobility
5. Rainwater Management
6. Zero Waste Planning
7. Affordable Housing
8. Low Carbon Energy Supply

Joyce-Collingwood Station and the bus loop
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1.5

Expo Line Upgrades

TransLink’s Expo Line Upgrade Strategy aims
to increase capacity on the Expo Line to
accommodate future transit needs. The Strategy
includes a range of improvements from running
longer trains to upgrading key infrastructure,
including the power supply, maintenance and
storage facilities and stations.
As part of the Expo Line Upgrade Strategy,
TransLink has begun the first of two phases to
upgrade Joyce-Collingwood station. Phase One
of the station upgrades includes a significant
expansion of the east station house, including
the addition of another elevator and up and
down escalators. The station design will also be
improved, including replacing the mesh screens at
platform level with glass panels to improve station
visibility from the street. In addition, a new plaza
will be created beside the east station house,
including improved lighting and the addition of an
at-grade retail unit. Construction began on Phase
One in January 2016.
Phase Two of the station upgrades will provide an
additional bus loop around the east station house,
enabling the introduction of a frequent B-Line
bus service running between Joyce-Collingwood
Station and UBC along Joyce Street and 41st
Avenue. Additionally, a new walking and cycling
path will be built to the north of the bus loops to
complete the BC Parkway – a regional walking
and cycling greenway - across Joyce Street. The
second phase of station upgrades will require
changes to Vanness Avenue between McGeer
Street and the lane west of Joyce Street to
improve the safety of bus turning movements and
to create space for the BC Parkway to the north
of the bus loops.

1.6

Issues and Opportunities

At the outset of the Station Precinct review, staff
organized a “walkshop” with representatives of
organizations and agencies in Joyce-Collingwood
to walk through the area to review its current
status. The walkshop identified challenges and
goals for the neighbourhood directly from
community members who live and work near the
station and provided a forum for discussion.

The opportunities identified at the walkshop
included:

The issues identified through the walkshop
included:

• Renewed and better utilization of sites around
the station (more housing and commercial uses)

• Use zoning and new development to foster a
more active commercial street.
• Look for opportunities to enhance existing open
space and create new open space
• Create pedestrian connections to and through
the community

• Poor pedestrian connections on main streets
including conflicts with pedestrian and bus
movements, missing or substandard sidewalks
within two blocks of the station.
• The SkyTrain guideway divides the
neighbourhood north to south and this is
exacerbated by roads and a bikeway parallel to
guideway. The high volume of traffic on Joyce
Street (including buses and trucks) is perceived
as a barrier between the east and west of the
neighbourhood.
• Aging building stock and discontinuous
commercial frontage on Joyce Street – seen as
unattractive but recognized as affordable.
• The lane to the west of Joyce Street has
multiple conflicting functions providing vehicle
access to the school, pedestrian access from the
SkyTrain station and service movements.

Ramp and stairs up to Ann St.

• Limited opportunities for safe and clear
pedestrian access to the SkyTrain station from
the surrounding neighbourhood.
• Sites on either side of the SkyTrain guideway
have access limitations or are double fronting.
• Limited public open space and public use
programming opportunities.

Limited sidewalk space
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1.7

Role of the Station Precinct
Plan

This Station Precinct Plan establishes
opportunities that will guide the future
redevelopment of the Station Precinct. It replaces
policies in the Joyce Station Area Plan for sites
near the SkyTrain station and provides new
policies regarding:
• Land use

Figure 1.3: Key Components of the Station Precinct Plan

BUILDING FORM
LAND USE

AND

• Building form and height

HEIGHT

• Transportation and movement
• Community amenities
The JC Precinct Plan provides clarity on the vision
and opportunities for the sites around the station
and it will guide future rezoning applications for
sites in the precinct. It represents the public and
private interests that have been identified during
the planning process and ensures that those
interests carry forward with the endorsement
of City Council. The Station Precinct Plan is an
important guiding and unifying document that
establishes the future vision for the JC Precinct
to achieve a more coherent and connected
neighbourhood, incrementally over 25 years.
The policies in this document are intended to
clearly articulate what is anticipated through
the redevelopment of each of the subareas in
the plan area, while also being flexible enough
to accommodate a variety of land assembly
opportunities. The plan will provide guidance for
detailed plans and design solutions that can be
refined and evaluated as part of each rezoning
application.

8

TRANSPORTATION
AND

COMMUNITY
AMENITIES

MOVEMENT
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2

VISION AND ASPIRATIONS
2.1

Vision

Collingwood Village was conceived in the 1990s
within the context of a regional transportation
and land use planning system that aims to
focus growth around regional centres served
by transit. As an early example of transitoriented development in the Metro Vancouver
area, residents in the Joyce-Collingwood
neighbourhood have 20 years of experience living
in a high-density, mixed-use urban village. Postoccupancy surveys completed by BC Housing in
2009 indicate that residents were generally very
satisfied with their decision to live in Collingwood
Village.
During the early stages of community
engagement in 2015, staff found that many
people in the community believe Collingwood
Village is a successful example of transitoriented development and are supportive of
additional development around the SkyTrain
station. Residents generally recognize that many
sites around the station are under-utilized and
that change is needed to add more housing
opportunities near rapid transit and to renew and
unify the neighbourhood.
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The challenge and the opportunity of the JoyceCollingwood Station today is that the scale of the
buildings and intensity of land use around the
station do not clearly mark this important entry
point to Collingwood Village. The limited and
scattered commercial development north of the
SkyTrain station on Joyce Street, poor pedestrian
connections and the outdated SkyTrain station,
do not meet today’s standards and expectations
for a transit-oriented neighbourhood.
The SkyTrain station is in the process of being
updated to add capacity and convenience to
improve safety and bring it up to newer design
standards like the recently upgraded Main StreetScience World Station. A Station Precinct Plan
is an opportunity to unify the area immediately
around the station with Collingwood Village and
create a stronger, more cohesive neighbourhood
through a mix of land uses and building types that
take full advantage of the location and through
improved physical and social connections.
Over time, the redevelopment of the Station
Precinct will further Vancouver’s objectives for
environmental, economic and social sustainability.

9

2.2

Emerging Ideas and
Aspirations

Through the early consultation with the
community, staff identified key common ideas and
themes and produced a summary of aspirations
and future directions for the JC Precinct
(summary document included as Appendix A).
These directions were tested with the community
through a newsletter and a community checkin event. Based on community support, the
directions were used to guide the creation of
options for the future development of the area.
Key Ideas

Aspirations
• Create more compact, mixed-use and walkable
development around the SkyTrain station
• Create a more active, vibrant local shopping
street
• Create a more physically and socially connected
neighbourhood with opportunities for improved
public life
• Improve access to transit
• Create more opportunities for housing including
family housing
• Review and prioritize neighbourhood needs to
respond to growth

Open House - June 2015

Transition heights from transit

Increase neighbourhood connectivity

Create vibrant streets

10

Example of an active shopping street
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BUILDING TYPE, MASSING
AND HEIGHT
3.1

Background

The policies approved in the Joyce Station Area
Plan (1987) set the stage for development on
former industrial sites around the SkyTrain station.
Following the plan policies, the former industrial
site to the northwest of the station (a full block)
was rezoned (1988) and developed by Concert
Properties with a mix of mid-rise, apartment and
townhouse buildings (Ascot Place).
Concert Properties then assembled a much
larger site to the southeast of the station. A
comprehensive planning program in collaboration
with the neighbourhood, pushed beyond the
modest densities anticipated in the Joyce Station
Area Plan. Towers were proposed as a way to
achieve significant public benefits as part of the
new neighbourhood, including more than seven
acres of new park space. This planning exercise
produced one of the first master-planned, transitoriented developments in the region.

These two developments have resulted in major
change in two of the quadrants around the
station. The Joyce Station Area Plan anticipated
little change beyond these sites. No increase
in density on the commercial properties at the
station was contemplated and the properties
to the north of the station were downzoned
to limit commercial use. The modest densities
allowed along Vanness Avenue adjacent to
the SkyTrain guideway combined with large
assembly requirements have resulted in most sites
remaining as single-family use.

Figure 3.1: Quadrants around JoyceCollingwood Station
Legend

1

2

1

Northwest

2

Northeast

3

Southeast

4

Southwest
Areas of Major
Change

4
3
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FigureQu3.2: Building Height Transitions
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Transitioning building heights from the SkyTrain
station in all directions was a key idea identified
early in the planning process.

Proposed High Rise Buildings

Va

H

A key factor in establishing building type and
height is the relationship and integration with the
surrounding neighbourhood. In terms of existing
context, the area predominantly includes towers
to the southeast, single-family houses to the
northeast, mid-rise buildings and single-family
houses to the northwest and a mix of building
types to the southwest (see figure 3.1).

Legend

e

gs

A basic premise of transit-oriented development
is that density is best located in close proximity
to a transit station. As part of the Station Precinct
Review, density was tested with the tallest
buildings at the station and transitioning down in
all directions away from the station. Joyce Street
and Vanness Avenue were seen as axes on which
potential sites could respond with taller, denser
buildings. General scales of development were
explored following this conceptual model.

Av

St

Transit as a Focus

in

3.2

Figure 3.3: Transit-Oriented Development in Vancouver

Downtown Vancouver
Residential towers 300 to
350 ft. typical, up to 600 ft.

Regional Town Centre
City Gate
Quebec St on the Expo Line
(30 storeys)
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Oakridge Centre
Cambie St on the
Canada Line
(up to 44 storeys)

CommercialBroadway
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Joyce-Collingwood

Oakridge-41st Ave

Municipal Town Centre

Collingwood Village
Vanness Ave on the Expo Line
(17 to 26 storeys)

W 41ST AVE

Pearson Dogwood
W 57th Ave on the
Canada Line
(up to 28 storeys)

These illustrations represent Vancouver Coastal Health’s proposed development concept for the Pearson Dogwood site. Generated during the
course of the planning process by architecture firm Dialog and landscape architecture firm Hapa Collective, they represent one way in which
the policies can be framed, and how the policy statement document could be expressed.
These illustrations represent Holborn Properties
proposed development concept for the Little Mountain
8.2
AXONOMETRIC VIEW
site. Generated in the course of the planning process
by James Cheng Architects and Phillips Farevaag
Smallenberg, they represent one way in which
the policies contained within this Policy Statement
document could be expressed.
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8.0 ILLUSTRATIVE DEVELOPMENT CONCEPT
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• 2.8 FSR (Gross)
• 3 to 28 Storeys Range

Transit
Station

Complex
Care

PEARSON DOGWOOD POLICY STATEMENT - 52

Wall Centre - Central Park
Boundary Rd and Vanness Ave
(up to 31 storeys)
Marine Landing
Cambie St and SW Marine Dr
on the Canada Line
(up to 35 storeys)
Artist’s illustration of what Marine Landing could look like in the future showing no changes to the surrounding
neighbourhood (such changes would be subject to Phase 3 work). The illustration shows a scenario where most sites on
Cambie Street and Marine Drive have been developed; in reality, development and change will happen incrementally
over several decades and will be subject to many variables including the economy, the real estate market and the
choices of individual property owners. View north from the Fraser River.
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Building Height
Towers in Collingwood Village today range from
16 to 26 storeys (157 ft. to 236 ft.). The height
of the towers under construction at the eastern
edge of Collingwood Village (Wall Centre Central
Park) was set to the geodetic height (189.5 m)*
of the most prominent building in the area -— the
Telus office building. This upper height limit has
resulted in tower heights of approximately 279 ft..

Grouping three towers at the station in close
proximity to each other will differentiate
these new towers from the existing towers
in Collingwood Village, which are arranged
around the park spaces and provide generous
separations. In addition to the closer grouping of
the towers, greater heights are proposed to mark
the station. The tower heights are proposed to be
regulated by the geodetic height of 189.5 m. This
upper limit to match the Telus building will result
in towers of approximately 290 to 300 ft. (sites at
the station have variable grades). Sculpting of the
upper floors will be required to help create varied
building identity.

Figure 3.4: Estimated Tower Heights
near Joyce-Collingwood Station

Figure 3.5: Cross-Section with Geodetic Height Limit*

*Geodetic height: The measured
distance above sea level
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Proposed
Towers

Collingwood
Village

Wall
Centre

Telus
Building
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Solar Access
Natural light is important to the enjoyment
and success of public and semi-private open
spaces. Building setback, separation and tower
dimensions are controlled in order to allow light
between taller buildings. Sunlight access to
public parks and open spaces is a priority and
developments should be designed to prevent
shadow on these spaces and to minimize shadow
on streets and semi-private open space. Siting of
mid-rise buildings will minimize shadow on areas
outside the precinct.

Shadow impact around Joyce-Collingwood Station: 10:00AM

Shadow impact around Joyce-Collingwood Station: 12:00PM
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Shadow impact around Joyce-Collingwood Station: 2:00PM
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Transitional Edges

Figure 3.6: Height Transitions

Three Transition Areas will establish an
appropriate interface between the surrounding
single-family area from the higher density and
the higher buildings proposed near the station.
The Transition Areas allow a mix of townhouse
buildings and four-storey buildings closer to the
station. Transition Area 1 also includes mid-rise
buildings in close proximity to the station to
reflect what has been built on the west side of
Joyce Street (Ascot Place).
The new townhouse zone will allow for duplex and
triplex buildings as well as continued single-family
use. This will allow the transition areas to change
incrementally over time to a mix of building types
that are compatible with single-family residential
scales.

RS-1
2.5 storeys
(31 ft.)
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Duplex/Townhouse
Zone
2.5 storeys
(35-38 ft.)

Apartment Zone
4 storeys
(45 ft.)

6-14 Storey Buildings
Near Joyce-Collingwood
Station
(up to 140 ft.)
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LAND USE POLICIES
4.1

Background

The current Joyce Station Area Plan (1987)
supports only limited change around the SkyTrain
station. Mixed-use buildings up to four storeys
under existing C-2C zoning are permitted at the
intersection of Joyce Street and Vanness Avenue,
and the existing YMCA/CNIB reflects the scale of
buildings that had been anticipated. In 1988, as
part of the implementation of the Joyce Station
Area Plan, the City rezoned the properties on
Joyce Street north of the Station from C-1 to
RM-4N to limit commercial use. This zoning
change limited opportunities near the station and
created non-conforming commercial operations.
The Joyce Station Area Plan also resulted in new
CD-1 zoning for sites on Vanness Avenue fronting
onto the SkyTrain guideway and allowed for only
modest multi-family development. Most sites
remain as single-family houses.
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Mix of Uses
The Station Precinct will be a predominantly
residential neighbourhood containing a range
of housing types, building types and unit sizes
with set targets for families with children and
including both market and affordable housing
options. Other uses will be integrated, providing
local-serving retail and service opportunities, and
amenities for new residents and the surrounding
community.
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4.2

Local Shopping and Services

Current Context

Future Directions

Joyce Street today provides a limited range of
small shops, restaurants and services for nearby
residents and transit users. The commercial
space is scattered along Joyce Street north
of the SkyTrain station where new residential
buildings have been built on former commercial
sites. This irregular land-use mix combined with
large setbacks from the street results in a weak
commercial street frontage. A limited amount
of office space is also available near the station
most notably in the YMCA/CNIB building (5055
Joyce Street) and in the base of the Centro (3438
Vanness Avenue), both located at the intersection
of Joyce Street and Vanness Avenue.

While Kingsway will remain the commercial
focus for the larger Renfrew-Collingwood
neighbourhood, more local shops and services
will be encouraged. Changes to the policies are
needed to add more commercial space on Joyce
Street between Euclid Avenue and Wellington
Avenue in order to:

During the Precinct Review, the community
identified the desire for a broader range of shops
and services, in particular a grocery store within
walking distance of the SkyTrain station, so that
purchases could be made “on the way.” Residents
want a stronger, vibrant shopping street to do
more of their shopping on foot and to provide
more opportunities for social interaction with
their neighbours.

Shops and services on Joyce Street, north of Vanness Avenue
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• Meet the needs of a growing and diverse
population
• Create a more active and vibrant local shopping
street

4.2.7

Provide breaks between buildings along
the Joyce Street frontage to create midblock pedestrian access and semi-public
outdoor spaces.

4.2.8

Limit vehicle crossings and remove
existing crossings where possible on
Joyce Street to prioritize pedestrian
movement.

4.2.9

Require weather protection on all mixeduse buildings (e.g. awnings or canopies).

• Foster a more physically and socially connected
neighbourhood with opportunities for improved
public life
Objective: Create a vibrant street with more
shops and services
Policies:
4.2.1

Require ground floor commercial use for
all properties on Joyce Street between
Wellington Avenue and Euclid Avenue.

4.2.2

Encourage office use above the ground
floor level in new towers immediately
next to the SkyTrain station.

4.2.3

Explore the inclusion of larger retail
spaces to accommodate a grocery store
(7,500 to 10,000 sq. ft.) near the SkyTrain
station on Joyce Street.

4.2.4

Explore the possibility of relocating the
Collingwood Library to a new commercial
space.

4.2.5

All buildings must be set back 18 ft. (5.5
m) from the curb to frame the street and
provide for wider sidewalks, street trees,
benches and other features.

4.2.6

Tower and mid-rise buildings must be
stepped back from the four-storey
building base to emphasize the lower–
scaled streetwall and create a visual
break.

Illustration of Joyce Street in the future

Example of an active shopping street
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4.3

Housing

Vancouver is a growing and diverse city with
significant housing challenges. Providing a
range of housing options for households of
all income levels and abilities is critical to the
social and economic health of the city and all of
its communities. Increasing the range of both
ownership and rental housing choices in the JC
Precinct is particularly important given the rapid
transit and bus connections in the area.
Key opportunities exist for increasing the supply
of mixed-income non-market rental housing in the
JC Precinct Plan, including the St. Mary’s Parish
redevelopment and the potential to increase
the supply of affordable housing on the lands
owned by BC Housing and the City of Vancouver.
The housing policies described in this chapter
are designed to enable and facilitate these
opportunities.
The Station Precinct Plan also encourages the
development of additional ownership housing
opportunities in the form of new condominium
apartments and townhouse units.
The housing policies for the JC Precinct have
been harmonized with existing citywide policies
on affordable housing, including the Housing and
Homelessness Strategy, and complement the JC
Precinct Public Benefits Strategy. The policies are
also in line with the directions contained in the
Metro Vancouver Regional Affordable Housing
Strategy which calls for increasing the amount of
affordable housing near transit.

Current Context

Figure 4.1: Average Rents (2015)

Between 1986 and 2011, the number of dwelling
units in Joyce-Collingwood increased from 2,100
to 6,300 - more than doubling the population
from 6,300 to 15,800. Joyce-Collingwood is a
relatively affordable place to live within the city.
Average rents in Joyce-Collingwood are below the
city average.
Approximately 6,300 dwelling units exist today
in the broader Joyce Station Area Plan boundary
highlighted in figure 4.2. About 46 per cent are
rented and 54 per cent are owner occupied.
There is a fairly even split between the three
types of housing in the study area with high-rise
apartment being the most common type.

Average Rent in Purpose Built Market
Rental Buildings (CMHC Survey)
Southeast
Vancouver*

City of
Vancouver
Overall

Studio

$943

$982

1 bedroom

$1,009

$1,175

2 bedroom

$1,327

$1,643

3 bedroom

$1,235

$2,070

* Including Joyce-Collingwood study area

Approximately 330 renter households in the
Joyce Station Area Plan boundary spend over 50
per cent of their income on rent. Approximately
1,335 renter households spend over 30 per cent of
household income on rent, slightly higher than the
city average.

BC Housing on Rupert Lane

Figure 4.2: Housing Type and Tenure
RenfrewCollingwood

Joyce
Station
Area Plan

High-rise
Apt
5 or more
storeys
(40%)

Single
detached
house &
duplex
(32%)

Owner
occupied
(54%)

Rented
(46%)

Mid-rise Apt
<5 storeys
(28%)
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Future Directions
Housing Diversity

Livability

The housing policies for the Precinct prioritize
additional affordable housing stock. The housing
policies are also intended to broaden the diversity
of housing options available in the community.
The Precinct Plan will increase both ownership
and rental housing in the neighbourhood. It will
also encourage more diverse forms of housing
such as townhouses.

This Plan and other planning initiatives will
facilitate the development of more housing near
rapid transit stations, along SkyTrain guideways
and major streets where residential use could
be affected by environmental noise. Staff are
reviewing the current acoustic regulations to
ensure livability and to avoid sleep disturbance.
New housing at Joyce-Collingwood Station
will need to be designed to meet the updated
requirements.

The JC Precinct Plan encourages the creation of a
wide range of housing types to meet the diverse
needs of the population. This includes housing
that is suitable for families, singles and seniors, as
well as housing that is accessible for people with
disabilities. Additional ground-oriented housing
has been identified as an important priority. There
is also evidence of a need for more family units,
as the proportion of families with children living
in apartments is higher than the city average
overall (21 per cent versus 13 per cent). In addition
to meeting current needs, a broader diversity
of housing options in Joyce-Collingwood will
serve to attract new residents and support local
schools and the local and citywide economy. As
the city grows, the demand for young workers
will continue. Given its proximity to the Expo
Line, Joyce-Collingwood offers an excellent
opportunity to provide new housing that is wellconnected to downtown Vancouver.

Example of apartments next to the SkyTrain station

Figure 4.3: Citywide Housing Targets, 2012-2021
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Figure 4.4: Housing Policies
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Objective: Provide a range of choice and
affordability
Policies:
4.3.1

Provide a diversity of housing choices in
the neighbourhood to meet the needs of
a growing and diverse population
•

Allow for a variety of residential
building types (e.g. townhouses, midrise and high-rise).

•

Provide 2 and 3+ bedroom family
units designed in accordance with
the High Density Housing for Families
with Children Guidelines.
-

-

Require new multi-family strata
developments to have 2 and 3+
bedroom units for families and
a minimum 25% family-units
per project.
Target a minimum of 25%
family units in secured market
rental and 50% family housing
in non-market developments
subject to financial viability
(this requirement will not apply
to seniors’ housing projects
or supportive housing for low
income singles).

•

Include opportunities for ‘flex suites’
or ‘lock-off suites’, as well as units
with modest finishes, to improve the
variety of unit types, price points and
tenure, and provide additional ways
to achieve affordability in market
housing.

•

Encourage lock-off basement suites
in townhouse projects to enable
secondary rental.

•

Consider mobility and sensory
limitations of individuals as well as
“aging in place” by applying the
safety and accessibility provisions
that are reflected in the Vancouver
Building By-law.

Example of a duplex

Example of a townhouse

Example of 4-storey apartments
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4.3.2

Provide a range of affordability
•

•

Increase the amount of non-market
housing (mixed-income social housing
and co-operative housing)
-

-

On sites with existing social
housing (e.g. 5233 Joyce
Street, 4830 Rupert Street),
allow rezoning for additional
density to allow older social
housing buildings to be
renewed, with the goal of
increasing the number of social
housing units and maintaining
or improving the level of
affordability. Rezoning will
be considered to renew and
increase the stock of social
housing, recognizing that
projects can include a market
housing component to assist
with project funding.
Identify the City of Vancouverowned sites on Vanness
Avenue for new non-market
housing.

-

Explore opportunities to
achieve additional non-market
housing units on non-profitowned lands.

-

In all cases where new
developments are receiving
additional density in exchange
for the provision of non-market
housing, that housing will be
secured through a housing
agreement between the City
of Vancouver and the owner.
The agreement will ensure that
the project meets the minimum
requirements for social housing
as defined in the City’s Zoning
and Development By-Law and
DCL By-Law.
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Provide opportunities to increase the
market rental stock
-

•

Require replacement of existing
purpose-built rental housing
-

•

Properties currently zoned
RM or CD-1 with existing
rental housing units will
continue to be subject to
the City’s Rental Housing
Stock Official Development
Plan which requires one for
one replacement of rental
housing units if properties are
redeveloped.

Columbus Tower Seniors’ Housing

Meet the needs of existing tenants
-

•

In areas identified for new
apartments, encourage
secured market rental (e.g.
Rental 100 housing program),
in keeping with building type
and height policies outlined in
the Precinct Plan.

In all cases where tenants
will be displaced as a result
of demolition or renovations,
a tenant relocation plan, as
outlined in the City’s Tenant
Relocation and Protection
Policy, will be required.

Increase the stock of ownership
housing
-

The land-use policies in
this plan encourage the
development of a range
of new ownership housing
opportunities.
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5

SUB-AREA POLICIES
This section provides information on the land use
mix, building types and building heights proposed
for each of the sub-areas. Detailed design
guidelines are provided in Section 8.

New development will be managed and regulated
primarily in two ways:
• Developer-initiated rezonings
• City-initiated rezonings

Figure 5.1: Sub-Areas
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For residential uses, require acoustic
mitigation from environmental noise
(including road and SkyTrain noise) to
ensure livability.

5.1.5

Allow for a larger retail space to
accommodate a neighbourhood-scale
grocery store (7,500 to 10,000 sq. ft.),
where practical

5.1.6

Explore opportunities to relocate the
Collingwood Library to a new commercial
space on Joyce Street.

5.1.7

All buildings fronting Joyce Street should
include a distinct four-storey building
base to create a human-scaled shopping
street and allow for sunlight penetration
to the street.

5.1.8

Upper floors of towers must be shaped
to create distinct building identity

5.1.9

Provide building breaks along the Joyce
Street frontage to create mid-block
pedestrian access and semi-public
outdoor spaces as indicated in figure 5.2.
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Limit vehicle crossings and remove
existing crossings where possible on
Joyce Street to prioritize pedestrian
movement.
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Study Area Boundary

Pedestrian Connection

T

Proposed Tower Buildings
(Maximum 189.5m Geodetic
Height)

Mixed-Use: Up to 50 ft.
(approx. 4 storeys)

Sub-Area J1

Building Footprint

##

Heights of Existing Buildings
(in Storeys)

Park

SkyTrain Station
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5.2

Sub-Area J2: Joyce Street
North of the Station

5.2.1

Allow mixed-use buildings including
mid-rise buildings above a four-storey
building base on larger sites with a
minimum lot frontage of 132 ft. and
located at least 65 ft. from Wellington
Avenue (suggested locations and height
limits indicated in figure 5.3).

5.2.2

Mixed-use mid-rise buildings will be
considered up to a maximum net density
of 5.0 FSR .*

5.2.3

Sites currently zoned RM but not eligible
for a mid-rise building will be considered
for a maximum net density of 2.5 FSR.

5.2.4

Ground-floor uses are required to be
local-serving retail and services.

5.2.5

Choice of use is permitted above
the ground floor, which may include
local-serving retail, service, office, or
residential.

5.2.6

For residential uses, require acoustic
mitigation from environmental noise
(including road and SkyTrain noise) to
ensure livability.

Existing retail north of the station along Joyce Street
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5.2.7

Allow for a larger retail space to
accommodate a neighbourhood-scale
grocery store (7,500 to 10,000 sq. ft.),
where practical.

5.2.8

Explore opportunities to relocate the
Collingwood Library to a new commercial
space on Joyce Street.

5.2.9

Mid-rise buildings must be stepped back
from the four-storey building base to
emphasize the lower-scale streetwall.

5.2.10

Provide, where feasible, building breaks
along the Joyce Street frontage to create
mid-block pedestrian access and semipublic outdoor spaces as indicated in
figure 5.3.

5.2.11

Limit vehicle crossings and remove
existing crossings where possible on
Joyce Street to prioritize pedestrian
movement.

Existing commercial-to-residential transition north of the station
along Joyce Street

* Note: Some site assemblies may not be able
to achieve the maximum FSR. Additional FSR
may be considered for additional full floors
of commercial use above the ground level.
Anticipated exclusion from gross floor area will
be those typical of most mixed-use zones in
Vancouver, except as otherwise noted in this Plan.

Existing residential uses north of the station along Joyce Street
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Figure 5.3: Sub-Area J2 - Joyce Street North of the Station
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Mixed-Use: Up to 50 ft.
(approx. 4 storeys)
Park
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5.3.4

Allow for a larger retail space to
accommodate a neighbourhood scale
grocery store (7,500 to 10,000 sq. ft.),
where practical

5.3.6

Explore opportunities to relocate the
Collingwood Library to a new commercial
space on Joyce Street.

Provide building breaks along Joyce
Street to create mid-block pedestrian
access and semi-public outdoor spaces.

5.3.9

Limit vehicle crossings and remove
existing crossings where possible on
Joyce Street to prioritize pedestrian
movement.
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5.4

Sub-Areas V1 & V2: Vanness
Avenue

5.4.1

Allow a mix of building including midrise buildings near the station and
transitioning down to four- and six-storey
apartments (suggested locations and
height limits indicated in figure 5.5).

5.4.2

Mid-rise buildings are allowed on limited
larger sites with a minimum lot frontage
of at least 132 ft.

5.4.3

Minimum site assembly for six-storey
buildings is 99 ft.

5.4.4

Residential mid-rise buildings will be
considered up to maximum net density
of 3.5 FSR. Residential buildings up to
six storeys will be considered up to a
maximum net density of 2.25 FSR.*

5.4.5

5.4.6

Lots or consolidations of lesser frontage
remaining adjacent to multiple dwelling
developments may be considered
for lesser heights and commensurate
densities compatible with adjacent
multiple dwelling zoning.
Where new secured affordable housing is
proposed, consider modest increases in
height and density to assist with project
viability

5.4.7

Where properties do not front onto an
open street, require consolidation with
adjacent sites or alternate emergency
vehicle access.

5.4.8

If necessary, require land dedication from
lots on the north side of Vanness Avenue
to provide a street width suitable for
emergency access.

5.4.9

Floors above the fourth floor in midrise buildings greater than six storeys in
height should not exceed a dimension of
80 ft. in length or width (excluding open
balconies) to minimize scale impacts.

5.4.10

Require land dedication or right-of-way,
as appropriate, from lots on the south
side of Vanness Street to provide an
increased sidewalk width and street
trees.

5.4.11

Provide a building break on the south
side of Vanness Avenue to create midblock pedestrian access (suggested
locations indicated on figure 5.5).

5.4.12

Require acoustic mitigation from
environmental noise (including road and
SkyTrain noise) to ensure livability.
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*Note: Some site assemblies may not be able to
achieve the maximum FSR. Anticipated exclusion
from gross floor area will be those typical of
multi-family zones in Vancouver, except as
otherwise noted in this Plan.

Existing streetscape along Vanness Avenue looking west
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Figure 5.5: Sub-Areas V1 & V2 - Vanness Avenue
Carleton

St

Park

Ru
p

er
t

en

W

ve

ell

ing

to

nA

t
rS

Av
e

Gaston Park

sA

ve

Melbourne
Park

to

nA

ve

es

Av
e

sA

ve

120’

14
14
St

V1

Au
s

lid

es

Mc
Ge
e

t

t

nS

ard
yS

Mc
H

Ta
un
to

ive

nn

nn

tre
y

Jo
yc
e

Sp

en
c

er
St

Cl

Va

Eu
c

Va

ell

ing

An
n

ar
Mc
H

V2

Collingwood
Park

W

St

dy

St

Jo
yc
e

St

ve

yS
t

sA

Ho

Qu
e

120’

Av
e

Legend
Study Area Boundary

Pedestrian Connection

Sub-Areas V1 & V2

Building Footprint

SkyTrain Station

Unlikely to Redevelop

###’ Maximum Mid-Rise Heights

##

(in Feet)

Apartment: Up to 70 ft.
(approx 6 storeys)

Heights of Existing Buildings
(in Storeys)

Apartment: Up to 45 ft.
(approx. 4 storeys)

Park

Cr
ow

ley

30

Dr

DRAFT - JOYCE-COLLINGWOOD STATION PRECINCT PLAN - JUNE 6, 2016

W

ell

ing

t
ee
rS
Mc
G

St
er
t
Ru
p

St

St
Av
e

Gaston Park

sA

ve

14
St

Residential mid-rise buildings will be
considered up to maximum net density
of 4.5 FSR. Residential buildings up to
six storeys will be considered up to a
maximum net density of 2.5 FSR.*
Lots or consolidations of lesser frontage
remaining adjacent to multiple dwelling
developments may be considered
for lesser heights and commensurate
densities compatible with adjacent
multiple dwelling zoning.

140’

140’

Floors above the fourth floor in midrise buildings greater than six storeys in
height should not exceed a dimension of
80 ft. in length or width (excluding open
balconies) to minimize scale impacts.

16
T1

t

Require land dedication or right-of-way,
as appropriate, from lots fronting Payne
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trees.

*Note: Some site assemblies may not be able to
achieve the maximum FSR. Anticipated exclusion
from gross floor area will be those typical of
most multi-family zones in Vancouver, except as
otherwise noted in this Plan.
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6

TRANSPORTATION AND
MOVEMENT
Green transportation is central to the City of
Vancouver’s economic, environmental, and social
goals, with priority given to people on foot,
people on bikes and people using transit. The JC
Precinct Plan builds on these priorities to improve
safety and comfort for people of all ages and
abilities while recognizing that the intersection
at Joyce Street and Vanness Avenue is a major
junction in the neighbourhood for all modes of
transportation.

6.1

Context

Joyce-Collingwood has a complete transportation
network, with facilities for walking, cycling, transit,
motor vehicles and goods movement. The street
grid in this area is at a 45-degree angle to the
majority of the City’s street grid. This creates
desirable routes for people passing through
the neighbourhood to other destinations. Two
secondary arterials are located in the study area
– Joyce Street and Rupert Street – both of which
run northeast to southwest and both of which are
truck routes. Joyce is the busier of the two streets
and is characterized by high traffic volumes
and congestion, especially during peak periods.
The remaining streets in the neighbourhood are
all considered local streets. Some local streets
running northwest to southeast (Euclid Avenue,
Wellington Avenue, Vanness Avenue) have
relatively high traffic volumes. Vanness Avenue
runs parallel to the SkyTrain guideway and is
the busiest local street in the neighbourhood,
carrying up to 3,500 vehicles per day east of
Joyce Street.
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The area is home to Joyce-Collingwood SkyTrain
Station, served by Expo Line trains. The station is
being upgraded in two phases to accommodate
greater numbers of passengers and to expand
bus service. The first phase of station upgrades is
underway and is anticipated to be complete in fall
2017. Five bus routes serve the station, offering
both local and express services.
The SkyTrain is elevated through the
neighbourhood with limited opportunities to pass
under the guideway. The BC Parkway is primarily
an off-street shared pathway for people on foot
and bikes that runs parallel to Vanness Avenue
beside the SkyTrain guideway. Walking within
the neighbourhood is a challenge due to traffic
volumes, the SkyTrain guideway and missing
or substandard sidewalks. Apart from the BC
Parkway, there are no other bike routes in the
neighbourhood.
According to the 2011 National Household Survey
(Statistics Canada) 57 per cent of people in this
area get to work by sustainable modes (55 per
cent by transit, 2 per cent by walk, less than 1 per
cent by bike), versus 47 per cent citywide (30 per
cent by transit, 13 per cent by walk, 4 per cent by
bike). The Joyce-Collingwood community is well
served by transit and there are plans to provide
even better service to the neighbourhood in the
future.
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6.2

Walking and Cycling

Walking, cycling and other non-motorized modes
of travel provide healthy, affordable and fun
options for getting around. Many local streets in
Joyce-Collingwood have low traffic volumes but
lack the amenities, such as sidewalks or street
trees, that encourage walking (e.g. McHardy
Street, Payne Street). This means people walk on
the roads or in the lanes to access the SkyTrain
and other destinations in the neighbourhood.
For people walking along Joyce Street, the area
around the station can be challenging, with up
to three street crossings required over a short
distance (Vanness Avenue, bus loop, laneway).
This is particularly challenging for people with
visual impairments, many of whom access the
CNIB facilities immediately to the north of the
station.
The neighbourhood lacks an arterial street
running from northwest to southeast, so several
local streets (Euclid, Wellington, Vanness)
experience high traffic volumes. Of these three,
Vanness Avenue carries the heaviest traffic. With
the SkyTrain guideway and substandard sidewalks
on the south side of the street, Vanness Avenue
is uncomfortable for walking and is perceived
as a barrier dividing the north and south of the
neighbourhood. Apart from Joyce Street and
McGeer Street there are few opportunities for
people on foot or on bikes to pass under the
SkyTrain guideway. Stairs and swampy pathways
limit the usefulness of the connections that exist,
especially for people with mobility challenges.
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The BC Parkway – a regional greenway running
from John Hendry Park to central Surrey – is a
predominantly off-street pathway for people on
foot and on bikes that runs beside or under the
SkyTrain guideway and is primarily managed
by TransLink. In 2015, TransLink upgraded the
portion of the Parkway between McGeer Street
and Rupert Street, making the pathway fully
accessible and improving safety through better
lighting and visibility. However, the Parkway
between McGeer Street and Gaston Street cannot
be considered suitable for people of all ages and
abilities since people on bikes must mix with
heavy traffic, including buses, on Vanness Avenue
through the station area.

BC Parkway along Vanness Avenue

Further east, a bridge over Boundary Road
has been proposed for the BC Parkway as a
partnership of the City of Vancouver, the City of
Burnaby and TransLink. Discussions are ongoing
between the three agencies to deliver this project.
While the neighbourhood is well served in the
northwest to southeast direction by the BC
Parkway, there are no perpendicular bike routes
running southwest to northeast through the
neighbourhood.
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Policies
Make walking safe, comfortable, convenient
and delightful, and ensure streets and sidewalks
support a vibrant public life that encourages
a walking culture, healthy lifestyles, and social
connectedness. Make cycling safe, convenient,
comfortable, and fun for people of all ages and
abilities. Prioritize connections to important
destinations such as schools, community centres,
transit stations, and shopping areas.
6.2.1

6.2.2

6.2.3

6.2.4

Improve north-south connectivity of
the neighbourhood under the SkyTrain
guideway by improving the McHardy
Street connection, creating an accessible
Ann Street/Gaston Street connection
and considering the closure of the lanes
off Joyce Street north of the station to
motor vehicles.

6.2.5

Complete the sidewalk network, including
curb ramps, to improve accessibility
in priority areas, which includes areas
close to schools, parks, childcare and
seniors’ facilities, major transit hubs and
key community destinations. Prioritize
improvements to key streets providing
walking access to and from the station
(i.e. McHardy Street, Payne Street).

Work with TransLink to connect the BC
Parkway across Joyce Street for people
of all ages and abilities who are walking,
cycling or using other forms of active
transportation.

6.2.6

Consider options for a new northeastsouthwest cycling route in the
neighbourhood.

6.2.7

Support public realm improvements
including wider sidewalks and street
trees on key walking streets, including
Joyce Street and Vanness Avenue,
as opportunities arise through new
development and existing City programs.

Support public bike share implementation
and installation at strategic locations
around the community, including as part
of new development.

6.2.8

Work with the City of Burnaby and
TransLink to deliver the BC Parkway
overpass over Boundary Road.

6.1.9.

Work with the Vancouver Park Board
to provide improved access to existing
parks including the addition of street
trees on local streets.

Improve crossing opportunities across
Joyce Street and Vanness Avenue.

Safe, convenient, and comfortable walking for all ages and
abilities

Missing sidewalks along McHardy Street

Vanness Avenue at McHardy Street
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Figure 6.1: Existing Transportation Network and Proposed Walking and Cycling Routes

ne

Mo
n

ve

to

St

SkyTrain station
Bus
loopSt
Cardiff

dy

Bus route

t

Walking/cycling route

ee
rS

Traffic signal

th

wa

y

Speed hump

Proposed
new/improved
walking/cycling route

St

Proposed lane closure

t

es

sA

yn

ve

W

Pa

ell

ing

to

nA

ve

t
nS
rd

Pa

Ga

rk

wa

Ra
e

yS
t

BC

Ab
e

t

Dr

nS

ley

Av
e

ee

Cr
ow
lid

sto

Eu
c

Collingwood
Park

Ru
b

yS

t

Mc
H

ar

dy

An
n

St

St

Av
e

Proposed sidewalk
installation

eS

Sp

nn

tre
y

Marked Pedestrian
Crossing

Traffic circle

Av
e

Va

Au
s

Av

e

en
c

er
St

Ru
p

ive

ou

Pedestrian activated
St
Pricesignal
traffic

Price
Park

m

Jo
yc
e

er
t

St

rk

Cl

Mo
n

Mc
G

Pa

Park

Arterial

Mc
Ha
r

St
Ch
at
ha
m

BC

Warren

Street

School

27

sA

ve

Area boundary
St

Sky Train

en

rS
t

Av

e

nA

ve

Qu
e

Ma
no

ou

th

ing

sA

St

LEGEND

BURNABY

ell

ng

t

m

W

Ki

rS

Pr

ice

Boundary Road

Graham Bruce
Community Elementary

Ta
n

Carleton
Park

Moscrop St

t

Boundary Road
es
s

Av
e

t

Ormidale St

Melbourne St

rd
St
aa

ay

m
fo

w

Lincoln St

Foster
Park

St

Ki
n

Aberdeen Park

Oben St

St

Aberdeen St

Tyne St

Ch
ur
ch

gs

36

Va
nn

Thurston St

St

Sir Guy Carleton
Elementary School

Ch
er
ry
S

sS

28

en

/41
26
St
Ce
ci l

19

nh

oe

y

Ar
ch
im
ed
e

Av
e

Gaston Park

Ob

/43

St
i nn
on

Iva

Mc
K

Ki
ng
sw
a

Melbourne
Park
lid

St

Eu
c

Mc
H

Ta
un
to
n

ar
dy
S

t

St

Ho

y

Burke St

Av
e

DRAFT - JOYCE-COLLINGWOOD STATION PRECINCT PLAN - JUNE 6, 2016

6.3

Transit

Joyce-Collingwood Station is located at the
centre of the neighbourhood and is served by
the Expo Line SkyTrain. It is the fourth busiest
SkyTrain station outside the downtown, with
roughly 30,000 SkyTrain passengers every day.
With 55 per cent of residents living in the study
area commuting to work on transit (2011 National
Household Survey), this is a transit-oriented
community.
The SkyTrain guideway is elevated through the
neighbourhood with the station straddling Joyce
Street. There are station entrances in both the
west and east station houses. The west station
house is surrounded by a bus loop that requires
space on Vanness Avenue for bus circulation. Due
to the narrow right-of-way on Vanness Avenue,
many buses turning into the bus loop have to
drive into the opposing lane of traffic to make the
turn.

Elevated guideway above a community garden

Joyce-Collingwood Station is a transfer point
between the Expo Line and a number of bus
routes. A total of 12,000 daily bus passengers are
served by five bus routes:
• 41/43 – Joyce Station/UBC – Provides service
along 41st Avenue to UBC including connections
with Canada Line. Route 43 operates as a
weekday peak hour express service with 41
offering all day local stop service
• 26 - Joyce Station/29th Avenue Station –
Provides service south of the neighbourhood to
Champlain Heights
• 27 – Kootenay Loop/Joyce Station – Provides
service north of the neighbourhood along
Rupert Street including connections with
Millennium Line
• 28 – Joyce Station/Phibbs Exchange/Capilano
University – Provides service north along
Boundary Road to North Vancouver and
Capilano University

Ongoing station upgrades
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Joyce-Collingwood Station is being upgraded
in two phases to provide improved safety,
convenience and capacity. The first phase of
station upgrades began in January 2016 and
includes a significant expansion of the east station
house, incorporating an additional elevator and
up/down escalators to handle the high number
of transit passengers. It also includes significant
improvements to the public realm around the
station including upgraded pedestrian lighting.
The second phase of station upgrades will add a
new bus loop around the east station house. This
will provide additional space for buses, allowing
for increased bus service from the station,
including a new all day B-Line route from JoyceCollingwood Station to UBC along 41st Avenue
(replacing the 43). It will also connect the BC
Parkway across Joyce Street (north of the bus
loops), completing a safer, more comfortable
walking and cycling pathway through this
neighbourhood. To solve the safety issues with
buses turning into the bus loop and to make room
for the BC Parkway, operational and physical
changes will be required for Vanness Avenue (see
section 6.4).

Notice of east entrance closure
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Policies
Support transit improvements to increase
capacity and ensure service that is fast, frequent,
reliable, fully accessible and comfortable.
6.3.1

Work with TransLink and Coast Mountain
Bus Company (CMBC) to improve transit
services with better connections to and
from Joyce-Collingwood Station. This
includes the introduction of a new B-Line
bus service running along 41st Avenue.

6.3.2

Work with TransLink and CMBC to
improve the bus loops around the station
to create a more user-friendly and vibrant
area (e.g., improved sidewalks, benches,
shelters, lighting, signage, wayfinding and
landscaping).

Joyce-Collingwood Station

Figure 6.2: Current Station Plan
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Phase 1 (near-term station upgrades)
Phase 1 of the station construction is set to begin shortly. Phase 1 will involve expanding the east station house (improving
accessibility, safety and lighting) and expanding the plaza.

Figure 6.3: Phase 1 Near-Term Station Upgrades

41
26

4141

2626

41
26
27

BC PARKWAY

2727

EAST STATION HOUSE

WEST STATION HOUSE

Handy
DART

27

BC PARKWAY

28

43

GASTON
STREET

43
43

43

28

Credit: TransLink

Phase 2 (long-term station upgrades)

27

27

Phase 2 is the long-term vision for the station which will be completed at a future date. Phase 2 will involve adding a bus
Figure
6.4:
2 Long-Term
loop
east
of Phase
Joyce and
upgradingStation
the BC Upgrades
Parkway to connect it across Joyce.
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See the following display board for detail on the potential road network changes.
(Source of drawings: TransLink/OMB Architects)
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6.4

Motor Vehicles and Goods
Movement

Joyce Street is a secondary arterial and truck
route running northeast to southwest and
connects Boundary Road with E 41st Avenue.
Roughly 22,000 vehicles use Joyce Street every
day. Vanness Avenue runs northwest to southeast
parallel to the SkyTrain guideway and is classified
as a local street. Despite being a local street,
Vanness Avenue is used by approximately 3,500
vehicles per day between Joyce and Rupert
Streets. This is more traffic than most local streets
in Vancouver accommodate and is far more
than is desirable for a designated bikeway to be
comfortable for people of all ages and abilities.

The street grid in this neighbourhood is at a
45-degree angle to the rest of the City’s street
grid, which creates desirable routes for people
passing through the neighbourhood. During
the afternoon peak period, recent license plate
surveys indicate that approximately 72 per cent of
the traffic on Vanness Avenue comes from outside
the neighbourhood. Throughout the consultation
period, concerns were raised about transportation
in the broader neighbourhood, including Joyce
Street’s inclusion in the truck network. The City
has no intention of removing Joyce Street from
the truck network but will continue to monitor
truck and other vehicle volumes over the life of
the Precinct Plan.
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Figure 6.5: One-Way Westbound Option
McGeer St

The second phase of the station upgrades
involves shifting the bus loop around the
west station house to the south. This shift and
narrowing of Vanness Avenue would exacerbate
the problem of buses having to turn into
eastbound traffic to enter the bus loop. Changes
to Vanness Avenue between McGeer Street and
the lane west of Joyce Street are needed to
improve the safety and flow of transit vehicles,
and to provide a safer, more comfortable BC
Parkway through the station area. A one-way
westbound option is preferred over a full closure
and provides greater flexibility for emergency
access. The City is proceeding with design of
a one-way westbound option for a portion of
Vanness Avenue. Public engagement on the final
one-way design for Vanness Avenue will be held
in fall 2016. Changes to Vanness Avenue will be
coordinated with the second phase of station
upgrades.

Ascot Pl.
Bus Loop

(Transit Only)

Vanness
anness Ave
Ave

(Dotted line: current curb)

Joyce St

Upgraded BC Parkway

Credit: TransLink
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Policies
Manage the road network efficiently to improve
safety, minimize congestion and support a
gradual reduction in car dependence. Make it
easier to drive less. Accelerate the shift to low
carbon vehicles and car-share alternatives.

6.3.6

Support the growth of car-share services
in the neighbourhood by (for example)
increasing the number of dedicated
car-share parking spaces on streets and
requiring car-share services as part of
new developments.

6.3.1

Monitor traffic and truck volumes in
the neighbourhood as development
progresses within the precinct.

6.3.7

6.3.2

Develop a one-way westbound design
for Vanness Avenue between McGeer
Street and the lane west of Joyce Street.
Coordinate changes on Vanness Avenue
in this area with the second phase of
station upgrades.

Consider emerging trends such as
increased electrification, increased
automation, connected vehicles, and
reduced private car ownership when
designing parking and other street
infrastructure. Measures include (but
are not limited to) providing additional
charging stations, both on-street and
in new developments and designing
new parking spaces to be sharable and
adaptable to other uses.

6.3.3

Explore the closure of the lanes off Joyce
Street north of the SkyTrain station to
improve walking conditions along Joyce
Street and to/from the station. This
would include opening a lane east to
Payne Street.

6.3.4

Conduct a multi-modal transportation
study of the broader neighbourhood
(bounded by Kingsway, E 29th Avenue,
Boundary Road, Rupert Street) based
on a principle of encouraging through
traffic to use arterial streets. This study
will occur upon commencement of the
second phase of station upgrades, along
with changes to Vanness Avenue.

6.3.5

Where appropriate, reduce parking
requirements for new developments that
are located near transit hubs or corridors,
while ensuring that such reductions
or changes do not unduly impact the
surrounding supply of on-street parking.
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Car share and electric vehicle
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7

PUBLIC BENEFITS
STRATEGY
7.1

Introduction and Background

A Public Benefits Strategy (PBS) provides
strategic direction for future capital investments
in a community over the long-term. It covers key
areas that support livable, healthy and sustainable
communities: community facilities, parks and
open spaces, affordable housing, heritage, public
safety, transportation, and utilities and public
works. A PBS takes into account the existing
network of amenities and infrastructure within the
local community, the larger neighbourhood and
the amenities located beyond the community’s
boundary that serve the district and city overall.

There are four key steps in preparing a PBS:
1.

Assessing local needs within a citywide
context.

2. Developing a strategy (including outcomes
and/or targets) for addressing the identified
needs.
3. Providing a rough order-of-magnitude cost to
fulfill the strategy.
4. Outlining a financial strategy to support
the outcome-based strategy. The needs
assessment considers the following:
- An optimal network of amenities and
infrastructure that supports service and
program delivery at citywide, district and
local levels.
- Existing amenities and infrastructure to be
renewed over the next 25 years.
- Current gaps, deficiencies or shortfalls in
service and program delivery, if any.
- New demands anticipated from population
and job growth over the next 30 years.

42
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Public Benefits in Joyce-Collingwood
The strategy for the local community is developed
within an overall citywide framework that includes
the following guiding principles:
• Provide core services across communities;
determine best model for delivering each
service.
• Partner strategically across all sectors
(government, non-profit and private).
• Adapt to demographic changes; build flexible,
adaptable and scale-able amenities.
• Prioritize renewal of existing amenities and
infrastructure.
• Prioritize multi-use facilities.
• Phase large-scale projects; enhance crossproject coordination to optimize efficiency.

The PBS for the JC Precinct is an aspirational
plan that reflects the needs and desires of
the community, and is intended to provide
strategic direction to guide the City (including
City Council, Park Board and Library Board) in
making investment decisions on public amenities
and infrastructure. The City’s fiscal capacity,
emerging opportunities and evolving needs in
this community and across the city will determine
the actual amenity package that will be delivered
incrementally over the long-term horizon. The
PBS will be reviewed periodically and integrated
into the City’s 10-year Capital Strategic Outlook,
three-year Capital Plan and annual Capital Budget
for prioritization and funding consideration on a
citywide level.

• Ensure long-term operational/financial
sustainability.

The neighbourhood is relatively well-served
by community amenities. Joyce-Collingwood
has a number of City-owned facilities that
provide space for non-profit and community
organizations, allowing them space to offer free
and/or low-cost programs and services. While
residents have access to a range of facilities, some
facilities will require renewal during the life span
of the Plan.
Growth Estimates
The population within the Joyce Station Area Plan
Boundary is anticipated to grow by 4, 900 people
to 20,700 over the next 25 years. About 2,800
people will be added to the focused JC Precinct
Plan area. The balance of the growth will result
from the occupancy of the Wall Centre Central
Park development and other changes outside of
the precinct boundary.

Childcare
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7.2

Recreation Facilities

Citywide

Joyce-Collingwood Station Precinct

Vancouver’s original network of recreational
community centres was built between 1940 and
1979. The process to renew community centres
started in the late 1990s. To date, four community
centres (Killarney, Mount Pleasant, Sunset and
Trout Lake), two pools (Killarney and Renfrew)
and two ice rinks (Killarney and Trout Lake)
have been renewed. During this time, Riley Park
Community Centre was decommissioned and
Hillcrest Community Centre was developed to
serve as a citywide facility with fitness facility,
indoor and outdoor pools, ice rink and multipurpose rooms. As well, Creekside Community
Centre was built in the Olympic Village during the
renewal phase.

Collingwood Village and the broader RenfrewCollingwood area are served by the Renfrew
and Killarney community centres, both located
within a 20–30 minute walk from the SkyTrain
station. Both facilities have been renovated and
expanded within the past 15 years and both have
associated indoor pools and fitness centres.
Killarney also has an ice rink. Together these two
facilities serve about 80,000 residents (RenfrewCollingwood and Killarney neighbourhoods).
These two facilities are projected to be able to
accommodate the recreational needs of the future
population in Joyce-Collingwood, Norquay and
the broader Renfrew-Collingwood neighbourhood
for the foreseeable future. However, the Parks and
Recreation Services Master Plan will confirm the
optimum service levels for this community.

The location and size of recreation facilities
are reviewed as part of the Park Board’s
renewal process. Existing facilities can also
be expanded to address needs generated by
population growth. A citywide 10-year Aquatics
Strategy is about to get underway and a Parks
and Recreation Services Master Plan process
is expected to begin in the fall 2016. The
outcomes of these two plans will guide future
investments in recreation facilities. Both projects
will review existing service levels, current and
projected demographic data, and identify
current and projected gaps in the delivery of
services across the city, with each plan providing
recommendations to achieve citywide equity in
service levels.

Collingwood Neighbourhood House

Strategies:
• Plan for population growth via long-term,
citywide Parks and Recreation Services Master
Plan.

Renfrew Community Centre

Killarney Community Centre
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7.3

Libraries

7.4

Social Facilities

Citywide

Joyce-Collingwood Station Precinct

Citywide

Vancouver’s network of libraries includes a
Central Library and 20 branch libraries. A network
of branch libraries to serve more neighbourhoods
was created in 1927 and grew modestly until
1945. From 1945 to 1980, a rapid expansion of
the network established 16 branch libraries.
Since 1980, two libraries have been added to
the system and 10 existing libraries have been
renewed. The location, size and service area
of libraries are reviewed by the Library Board
and the City as part of the renewal process. On
occasion, the Library Board will recommend
adding or relocating library services where
there will be sufficient concentrated population
growth that is not well served by existing
facilities. As well, the service delivery model will
continue to be modernized and streamlined, and
opportunities for functional integration across
various community services and programs will
be explored to enhance customer service and
operational efficiencies.

The broader Renfrew-Collingwood
neighbourhood is served by two libraries: Renfrew
Branch, located in Renfrew Park and the smaller
Collingwood Branch (built in 1951) located at
the corner of Kingsway and Rupert Street. The
Collingwood Library is one of the smallest in
the system and is currently undersized. Library
service to this neighbourhood and Norquay to
the west was reviewed as part of the Norquay
Neighbourhood Centres Plan. Renewing and
co-locating the Collingwood Library with other
public facilities to a future redevelopment on
the 2400 Motel site was considered; however,
the density and neighbourhood service hub that
characterizes the Joyce-Collingwood SkyTrain
Station area has been identified as the preferred
location for a potential branch relocation.

Social facilities house non-profit organizations,
which require appropriate space to provide
free and/or low-cost programs and services
to increase opportunities for community
participation. In partnership with other levels
of government and key partners, the City of
Vancouver supports social facilities in the form of
capital investment for buildings as well as funding
for programs.

The renewal of Collingwood Library will be
evaluated in the context of future population
growth, a Citywide strategy for the provision of
library services, and future site opportunities.
Strategies:
• Renew the Collingwood Library, either colocated with other community facilities in the
broader Renfrew-Collingwood neighbourhood
or continuing as a stand-alone facility, and
design it to meet anticipated population growth
(approximately 10,000 sq. ft). The estimated
cost is $10 million.

Vancouver’s social facilities can be grouped into
three broad categories:
1.

Broad-based social facilities that welcome
people of all ages and abilities. These are
known as neighbourhood houses, ten of
which have emerged since the 1940s, offering
accessible programs and services for a range
of community members to foster social
inclusion and capacity-building.

2. Social facilities for a specific age group, such
as seniors centres and family centres, to
ensure that more vulnerable age groups have
spaces and resources designed for their needs.
3. Facilities for groups who experience
marginalization based on culture, ethnicity, or
identity, and require targeted services to meet
their needs. For instance, customized spaces
for immigrant service providers to better
support newcomers in the community.
The process of renewing, expanding, co-locating,
or creating new social facilities will continue,
ensuring that spaces evolve and adapt to meet
the needs of the community.

Collingwood Library
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Joyce-Collingwood Station Precinct

MOSAIC

The diversity of residents in the JoyceCollingwood neighbourhood is celebrated as an
important part of the neighbourhood’s social
fabric. Still, the community faces a number of
vulnerabilities which pose a challenge for social
integration. For instance, compared to citywide,
this neighbourhood has a greater percentage
of residents who are considered low income,
identify as immigrants, and rent rather than own.
These are significant challenges. Social programs
and services are crucial to fostering integration,
empowerment, and community connectedness.

Given the high newcomer and immigrant
population in the area, there is a need for space
dedicated to supporting these groups. The City
of Vancouver will provide MOSAIC with a new
22,000 sq.ft. space (as part of Wall Centre Central
Park) to enhance their settlement programs.
MOSAIC is a multilingual non-profit organization
dedicated to addressing issues that affect
immigrants and refugees to better support their
settlement and integration into Canadian society.
This much needed space is especially important in
a culturally diverse neighbourhood.
Collingwood Neighbourhood House Annex and MOSAIC at the
Wall Centre Central Park

Collingwood Neighbourhood House and Annex

Killarney Seniors’ Centre

The area is well-served by Collingwood
Neighbourhood House (CNH), Vancouver’s
largest neighbourhood house that provides
social, cultural and recreational programs for the
community. In addition to its existing 28,000
sq. ft. facility which was built in 1994, CNH will
also add a new 10,000 sq.ft. City-owned annex
facility in 2018, built specifically for the needs of
the organization. This new annex will increase the
organization’s total space to 38,000 sq.ft. — more
than triple the size of the average neighbourhood
house in Vancouver and provide additional
resources for a growing community. CNH is the
only neighbourhood house that has a full-sized
gym which it shares with Bruce Elementary
Annex (and receives funding from Vancouver Park
Board to operate). This allows CNH to provide a
wide variety of social, cultural and recreational
neighbourhood-specific programming for people
with a range of ages and abilities.

Dedicated seniors’ spaces are also vital to the
area, especially for seniors living alone and
immigrant seniors who often face challenges
of isolation, language barriers and mobility
limitations. The Killarney Community Centre,
a 30-minute walk away (and also accessible
by transit), will allow seniors in the JoyceCollingwood neighbourhood to access a new
10,000 sq.ft. Killarney Seniors’ Centre. This
will provide age-specific recreation and social
programs for seniors in one facility.
Strategies:

Proposed seniors’ addition to the Killarney Community Centre

• Open and operate new facilities under
construction in the neighbourhood: MOSAIC,
CNH Annex and Killarney Seniors Centre.
• Explore opportunities to provide additional
operating support to the CNH.
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7.5

Childcare and Early Childhood
Development

The JC Precinct is located within the RenfrewCollingwood Neighbourhood. Within this broader
neighbourhood, 42 per cent of children are not
developmentally ready for school when they enter
kindergarten. In the Killarney neighbourhood to
the south, 43 per cent are not ready, compared to
35 per cent citywide. According to this measure,
this neighbourhood has one of the higher
rates of child vulnerability among Vancouver
neighbourhoods. High quality early childhood
education has demonstrated long-lasting
positive effects on child development, including
a reduction in vulnerability, and an increase in
school readiness, educational attainment and
healthy lifestyles. In turn, these benefits support a
strong economy and a healthier city for all.
Services for children under five years old include
all-day childcare to support working parents
(five days a week or part-time, operating yearround) and preschool programs (typically halfday sessions one or more days a week, operating
September to June). While preschool programs
are well supplied across the city, there is a clear
shortage of childcare spaces to support working
parents, particularly for children under three
years old. In addition to preschool and fullday care programs, family programs are also
available through community groups such as
neighbourhood houses and community centre
associations, providing important early childhood
development opportunities for children and
families who are not part of the formal licensed
childcare system.
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Indoor childcare play area

Figure 7.2: Childcare Supply in the Joyce-Collingwood Area (March 2016)
Childcare Spaces
Age

RenfrewCollingwood

Killarney

JoyceCollingwood
Precinct

JoyceCollingwood as
% of RenfrewCollingwood

0-2

96

13

31

36.9%

3-4

242

119

32

19.2%

5-12

375

242

86

23.6%

Preschool

213

115

48

22.5%
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Childcare spaces located within the JC
Precinct serve children from both the RenfrewCollingwood and Killarney neighbourhoods.
Both of these neighbourhoods are underserved
in comparison to the City overall: an estimated
20 per cent of current childcare need is met for
children under five, compared to 31 per cent
citywide. An estimated 26 per cent of schoolage care need is met in Renfrew-Collingwood
and 28 per cent in Killarney, compared to 33 per
cent citywide. The current estimated shortfall in
Renfrew-Collingwood is 1,928 spaces for all ages,
primarily for infants and toddlers (ages 0 to two
years) and school age children (ages five to 12
years). In Killarney, the estimated shortfall is 1,205
spaces (again, primarily for infants, toddlers and
school age children).

Figure 7.3: Childcare Needs in the Renfrew-Collingwood Neighbourhood
(March 2016)
Current Shortfall

Percent of Need Met

Age

RenfrewCollingwood

Killarney

RenfrewCollingwood

Killarney

City of
Vancouver

0-2

581

358

14%

4%

17%

3-4

328

221

42%

35%

51%

0-4

909

579

20%

20%

36%

5-12

1, 019

626

26%

28%

34%

Collingwood Neighbourhood House (CNH)
provides a whole continuum of childcare
services from their facility at 5288 Joyce Street,
including full-day group care for infants, toddlers,
and children aged three to five, and part-time
preschool programs. All their programs are
currently full, and their childcare programs
have waitlists. The CNH provide a variety of
additional programs and services for children
and their families, including children’s art and
recreational programming, a family place, and
parent education and support. It offers out-ofschool care for children up to the age of 12 at the
Collingwood School Annex.
Out-of-school care is also provided at the other
two schools within the Precinct: Graham Bruce
and Sir Grenville Elementary Schools. There are
three family-based childcare facilities serving
children under five. In addition to the preschool
at Collingwood Neighbourhood House, there is a
privately run preschool within the Precinct. The
overall condition of existing childcare facilities in
the community is fair to good.

Childcare at Collingwood Neighbourhood House
Credit: Collingwood Neighbourhood House
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Anticipated population and employment growth
in the JC Precinct to 2041 is expected to generate
an additional need for 46 to 69 childcare spaces.
Based on the evaluation of unmet childcare
need in Joyce-Collingwood and the surrounding
local areas, and anticipated growth within the
JC Precinct, approximately 74 childcare spaces
will be needed in Joyce-Collingwood for children
under five. The targeted 74 spaces for the 0 to
four age group can be provided in two centres of
37 children each or in one larger facility. One is
anticipated to be located in the City of Vancouver
housing development planned on Vanness
Avenue. Cost-effective options will be pursued as
much as possible, including co-locating childcare
with other family services.
Opportunities will also be sought to provide an
additional 30 spaces of out-of-school care at
or near local elementary schools if supported
by need. While all three public elementary
schools within the JC Precinct currently have
school-age childcare spaces co-located on-site,
all three schools have experienced declining
enrollments and are under-utilized. The proposed
targets include new City-facilitated built and
committed spaces in licensed group care, but
not replacement spaces, family childcare spaces,
unlicensed care, or preschool.

50

Figure 7.4: Projected Additional Childcare Space Needs
Age

Low Growth

Moderate Growth

Growth Target
for JoyceCollingwood
Precinct

TOTAL Target
for JoyceCollingwood

Infant Spaces

3

4

4

8

Toddler Spaces

8

13

12

16

0-2 Spaces

11

17

16

24

3-4 Spaces

15

22

25

50

0-4 Spaces

26

39

41

74

School Age
Spaces

20

30

30

30

Strategies:
• Upgrade existing childcare facilities and create
additional childcare spaces in a cost effective
manner.

• Explore opportunities to provide additional
childcare for children aged 0 to four as
population grows.

• Develop a 37-space childcare centre for children
under five as part of the housing development
on the City-owned site at Vanness Avenue +
McHardy Street or as part of new mixed-use
development along Joyce Street. The estimated
cost of the childcare is $6 million. If the
opportunity to build childcare into a larger site
becomes available, explore a larger childcare
facility.

• Work with the Vancouver School Board and
other partners to seek new opportunities to
provide out-of-school care spaces on or near
school grounds (target is 30 spaces).
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7.6

Cultural Facilities
Strategy for the next 25 years:

Citywide
Arts and cultural spaces are vital to every
community. They serve residents, attract tourists,
enable business development and enhance
the quality of life. Artists, cultural workers and
creative commercial businesses contribute to
our local economy. Spaces in which creative
work is undertaken also enable connections
and opportunities for people to learn, share and
participate in their community and city.
Cultural spaces tend to be unique, singular
spaces (no two are alike) that result from a
synchronicity of opportunity — that of a clearly
identified need, a development opportunity and
an organization capable of addressing the need.
City support for cultural facilities is delivered
through provision of space, technical advice and
regulatory assistance, and through the Capital
Plan via the Cultural Infrastructure Grant Program,
development-related investment and occasional
land contributions.
Vancouver’s 2008 Culture Plan and 2013 Strategic
Directions aimed to enhance, promote and
support the culture and creative diversity of
the city to the benefit of its citizens, creative
community and visitors. The 2008 Cultural
Facilities Priorities Plan provided a detailed
strategy specific to cultural spaces/facilities
that focuses on the sustainable creation and
operation of cultural spaces. An update on the
Cultural Facilities Plan noting strategic directions
for cultural space activities thru to 2018 was
completed in 2014. This included, a stronger
partnership model for advancing Vancouver’s
cultural facility ecology, empowering the private
sector and arts and cultural community in the
development and operation of cultural spaces;
using City investment to leverage additional
resources for the purpose of developing and
operating cultural facilities; securing key cultural
assets in the public domain through ownership by
non-profits, foundations and other agencies; and
optimizing and stabilizing existing civic assets for

operational and financial sustainability. In 2016,
the City will update the Key Gaps in Cultural
Infrastructure and Criteria for Assessing Priorities
which will help guide future investment in cultural
spaces.
There are approximately 400 cultural spaces
across Vancouver, of which over 75 are
City-owned or controlled. Renewal of key
cultural spaces is an important priority in the
implementation of all local area plans. There
is an interest in the strategic co-location of
cultural organizations where appropriate, and in
maximizing the effectiveness of existing facilities
through investment in the physical structure and
in the security of the asset where it may be in a
vulnerable ownership or lease situation. Growth
in absolute numbers of cultural facilities is less
important than strategic and effective investment
in existing spaces that improves their long-term
affordability, suitability and viability as cultural
spaces.
Joyce-Collingwood Station Precinct
While Joyce-Collingwood has a limited number
of facilities available for arts and culture use, it is
unique within the city in terms of the vitality of
the cultural community, in particular the intercultural nature of the neighbourhood and its
community engagement activities. An example of
this engagement is the Renfrew-Collingwood Arts
and Culture Infrastructure Plan that is currently
in development under the auspices of the
Collingwood Neighbourhood House (2016).
Although no cultural facilities are proposed
for the Joyce-Collingwood Station Precinct
at this time, future consideration for cultural
infrastructure is anticipated. Specific projects
will be guided by the City’s 2016 Update to Key
Gaps in Cultural Infrastructure and community
input such as that encompassed in the RenfrewCollingwood Arts & Culture Infrastructure Plan.
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• As the community grows and changes, the
City will consider and respond to new and
evolving needs of the neighbourhood including
the arts and cultural community. Inclusive of
the 10-year targets below, neighbourhood
consultation and research into demand,
supply and gaps in cultural infrastructure will
position the community to best respond to
new opportunities. Priorities for new or reinvestment must address need (through an
understanding of demand, supply and gaps)
and the ability to provide affordable, viable,
suitable space that is secured for the long-term.
• Pending future development opportunities,
allocate funds to address key gaps in arts and
culture spaces.
Ten-year policies:
Priorities for investment will be determined
through consideration of the 2016 Update to Key
Gaps in Cultural Infrastructure and neighbourhood
input on need and demand. As with all local area
plans, proposed cultural infrastructure will seek
to address the need for, and ability to provide,
affordable, viable, suitable space that is secured
for the long-term and that best matches the
opportunities as they present themselves. These
include:
• Stabilize the physical asset of existing key
cultural spaces (City-owned or non-City owned).
• Preserve and secure key existing cultural spaces
through ownership in the public domain by nonprofit organizations, foundations or other similar
agencies.
• Retain or create flexible multi-use
neighbourhood spaces such as studios, offices,
rehearsal/production and indoor/outdoor event
space.
• Pursue co-location opportunities for cultural
space as appropriate.
• Include art in public places
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7.7

Housing

Citywide
Adopted in July 2011, the City’s Housing and
Homelessness Strategy lays out the City’s overall
direction for housing, including what we need,
and how we will achieve it. The Strategy identifies
the different kinds of housing necessary to meet
the needs of both current and future residents.
To meet the demand for affordable housing, the
Strategy includes targets for all types of housing
along the continuum.
The City achieves affordable housing through a
range of tools, including partnerships to develop
social housing on City-owned land, capital grants
to support non-profit housing projects and
inclusionary housing policies that require and
incentivize the inclusion of affordable housing
in private developments. The City has a number
of funding sources for delivering affordable
housing including Development Cost Levies
(DCLs), Capital Plan resources and through new
development (e.g. density bonusing, Community
Amenity Contributions (CACs) and inclusionary
policies). The City uses these funding sources to
leverage significant contributions from partners.
The tools applied in each neighbourhood
will reflect the opportunities and unique
characteristics of each area. Ultimately, the
amount and type of housing that is delivered in
each community will reflect both citywide goals
and the unique needs and opportunities within
each community.

Joyce-Collingwood Station Precinct
There are about 1,100 housing units in the precinct
today. About 600 of these units are in strata
buildings and 300 are in single-family houses and
duplexes. About 150 units of non-market (social)
housing exist on three sites in the area, 30 units of
purpose-built market rental housing and 20 units
of stratified market rental housing.
The JC Precinct Plan allows for an increase in the
number of both ownership and rental housing
units. Joyce-Collingwood is anticipated to grow
by approximately 2,300 households over the next
25 years. It is expected that about 30 per cent of
this growth will be achieved on three sites where
the Plan prioritizes the delivery of additional
mixed-income non-market rental housing over the
long term.

Residences along Payne Street looking southwest
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Delivery of Mixed-Income Affordable Rental
Housing
It is anticipated that affordable housing in the
JC Precinct Plan area will be achieved in the
following ways:
• This Plan enables the redevelopment of
existing social housing, as well as non-profit
and government-owned lands over the
long term (Figure 7.5). The objective for the
redevelopment of these sites is to increase
the number of social housing units in the
area and to maintain or improve the level of
affordability being provided. This Plan requires
that developments for mixed-income nonmarket housing meet the City’s definition of
social housing as defined in the Zoning and
Development By-law.
• This Plan allows for developer-initiated
rezonings for increased density to facilitate
new apartment and mixed-use buildings in
identified areas. These rezonings are anticipated
to generate CACs and DCLs. This PBS
recommends that 30 per cent of the CACs/
DCLs from new development be allocated to
affordable housing. These funds will be used to
ensure financial viability and deepen the level
of affordability being provided on the identified
opportunity sites (Figure 7.5).
• This Plan provides developers with the
option to build new secured market rental
housing in areas identified for new building
forms. Incentives would be the same as those
contained in the City’s Rental 100 program (e.g.
DCL waiver, parking relaxations) so long as
buildings are in keeping with the building type
and height policies outlined in the Precinct Plan
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Strategies:
• Direct 30 per cent of Joyce-Collingwood
Station Precinct Plan CACs and DCLs towards
affordable housing.
• Continue to work with BC Housing, St. Mary’s
Parish and others to renew and increase
affordable housing. The total estimated cost for
affordable housing (including market rental) in
Joyce-Collingwood for the next 25 years is $212
million.
• Provide incentives such DCL waivers and
parking relaxations to encourage the
development of secured market rental in
apartment and townhouse areas.

St. Mary’s Church/Columbus Towers

Figure 7.5: Identified Opportunities
for Additional Affordable Housing
Opportunities

Additional Units
of Mixed-Income
Affordable Housing

St. Mary’s Church/
Columbus Towers
Redevelopment

400 Units

City of VancouverOwned Site on
Vanness Avenue

80 Units

BC Housing Site at
4830 Rupert Street

240 Units

Total

720 Units

City of Vancouver-owned site
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BC Housing site
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7.8

Parks, Open Space and
Greening

Parks

Open Space

Citywide

Joyce-Collingwood Precinct

Vancouver has 228 parks. While parks are
relatively well distributed across the city, the ratio
of neighbourhood parks to residents is much
higher in some areas of the city than in others.
Within the Greenest City 2020 Action Plan there
is a target for all Vancouver residents to live
within a five-minute walk of a park, greenway or
other green space. Communities that have a lower
park ratio and gaps in access to green space will
be given priority for planning to increase access
to green space.

The Renfrew-Collingwood neighbourhood
has less park space than most other areas
of the city but includes some of the newest
parks (three hectares) delivered as part of the
development of Collingwood Village. Many of
the parks in Renfrew-Collingwood are clustered
at the south edge of the neighbourhood around
the Joyce-Collingwood Station. In addition,
Joyce-Collingwood is very near to the Killarney
neighbourhood which has more park space than
most other neighbourhoods. The station is also
very close to Central Park in Burnaby (89-hectare
urban park). Limited public use of the space
below the SkyTrain guideway has been provided
by TransLink including a community garden and
the BC Parkway.

Many of Vancouver’s 228 parks have been
renewed over the past 20 years, while many
others have not been updated and are not as
useable as they could be. Given the high cost
of acquiring new parkland, a major objective
to address the growing need for useable green
spaces is to optimize the use of existing parks.
The Vancouver Park Board has an ongoing
program of park renewal to upgrade and improve
the variety of facilities in existing parks to make
them more attractive and functional for a wider
range of the population. This program generally
targets upgrading one or two major parks in
the city annually. All parks across the city in
need of upgrading are ranked based on overall
condition, current need, recent and projected
area population growth and costs to upgrade.
Estimated costs for upgrades for the top ranked
parks are then included in the City’s Capital Plan
and are reviewed as part of the annual Capital
Budget. The objective is to allocate limited
resources equitably and to address areas with the
greatest needs first.
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While access to park space is not currently a
high-priority concern for Joyce-Collingwood, new
population will increase demands for green space
and recreational opportunities. These demands
can be addressed through continued park
renewal to make current spaces more useable,
with additions to existing park space over time
to increase programing opportunities, and the
addition and renewal of plaza spaces. In addition,
staff will explore opportunities for further public
use and activation of the open space below the
SkyTrain guideway.
The renewal and expansion of Collingwood Park
playground combined with pathways and seating
to create a social hub is planned for the short
term. Other short-term local park improvements
include replacing the wading pool at Collingwood
Park with a spray pad and identifying a location
to provide an off-leash dog park. Longer-term
park improvements will be guided by the Parks
and Recreation Services Master Plan, the citywide
park renewal program, and through future
engagement with the neighbourhood.

At this time there is a very limited amount
of good quality public realm on Joyce Street
around the SkyTrain station. In order to prioritize
pedestrian movement on Joyce Street and
improve pedestrian safety near the station,
vehicle access on the lanes north of the station
will be removed or limited and converted to small
plaza spaces/walkways. These public spaces
will provide improved pedestrian access to
Joyce Street and the SkyTrain station. Another
opportunity for improved public space is to
renew the plaza space in front of the Collingwood
Neighbourhood House to expand programming
and activate Joyce Street.

Collingwood Park

Collingwood Neighbourhood House Plaza
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Urban Forest

Street Tree Inventory

Strategies:

Vancouver’s urban forest provides important
ecosystem services such as cleaner air and
water, habitat for wildlife and improved rainwater
absorption. An Urban Forest Strategy has been
developed to guide the management of trees on
public and private lands. The Strategy describes
methods for reaching the city’s goal of planting
150,000 new trees by 2020. Joyce-Collingwood
is one of the most tree canopy deficient areas in
the city.

The Urban Forestry Strategy will be used to
inform future street tree planting initiatives
throughout the city. Many streets in JC Precinct
area lack street trees. In addition to private
developments, the City will be providing
sidewalks in key areas and providing street trees,
significantly increasing the street tree inventory
in the area. One of the quick start projects in the
JC Precinct will be the addition of a sidewalk and
street trees on McHardy Street south of Vanness
Avenue.

• Undertake the following short term park
improvements: improvements to Collingwood
Park playground; replace the wading pool at
Collingwood Park with a new spay pad; and
provide a dog park in a local park following the
Dogs in Parks Strategy (total estimated cost is
$1M)
• Provide improved pedestrian access to parks
and other open spaces.
• Create plazas on lanes north of the SkyTrain
station (estimated cost is $400,000)
• Renew the Collingwood Neighbourhood House
Plaza, in partnership with non-profits and other
funders (scope and cost TBD)
• Identify other park improvements and
expansions following the Parks and Recreation
Master Plan (TBD)
• Explore opportunities with Translink to expand
public use and activation of the open space
below the SkyTrain guideway.
• Support the City’s Urban Forestry Management
Plan by planting trees in parks, open spaces, on
public and private property.
• Continue to plant additional street trees
prioritizing streets with few or no existing trees.

Illustration of a new walkway/plaza north of Joyce-Collingwood Station
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7.9

Transportation
Joyce-Collingwood

Citywide
Transportation 2040, the City’s long-term multimodal transportation plan, sets a target that
two-thirds of all trips in Vancouver will be by
sustainable modes (walking, cycling or transit)
by 2040. Walking is the City’s top transportation
priority. Transportation 2040 includes policies
and actions that aim to make streets safer and
more convenient for walking and to close gaps in
the walking network. Key initiatives to implement
these policies include widening sidewalks in
commercial areas and near transit.
With over 275 km of bikeways, the cycling
network has become an integral part of the city’s
transportation system. Policies in Transportation
2040 include building cycling routes that feel
safe, comfortable and convenient for users of all
ages and abilities (AAA routes), and improving
and expanding the cycling network to connect to
key destinations across the city.
Transit services in Vancouver are provided by
TransLink and include 24.5 km of rapid transit
(Expo, Millennium and Canada Lines) and
numerous, frequent bus services across the city.
For its part, the City ensures that people of all
ages and abilities can access transit services and
that transit services run smoothly and efficiently
in the City’s street network. The main policies
in Transportation 2040 related to transit are to
advance new transit services, improve existing
services and ensure easy, comfortable and
accessible connections to and from transit for
people on foot and on bikes.
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The City’s Asset Management Strategy provides
direction for minimizing life-cycle costs while
providing appropriate service levels by ensuring
infrastructure is renewed on a regular basis.
Given that only a small portion of rehabilitation
candidates can be funded within current budget
allocations, renewal is focused on the following
key areas:
• Priority transportation routes where restoring
the condition of the street pavement is critical
for maintaining effective transit service, goods
movement, and ensuring safe and comfortable
transportation service for all road users.
• Local streets where rehabilitation is coordinated
with other utility renewals or addresses priority
routes such as local bikeways; and
• Sidewalks in areas with high walking volumes
or where there is significant need to improve
conditions to enhance walking safety.

With a busy SkyTrain station at the centre of the
neighbourhood, the Joyce-Collingwood area has
a significant number of people walking within the
community. While some streets are well served
by sidewalks and pedestrian connections, others
are not. Sidewalks along Joyce Street could be
wider and, in some cases, smoother, to better
support transit and to improve the public realm
and wheelchair accessibility. The sidewalk along
Vanness Avenue is narrow, obstructed, and
challenging to use – particularly for people with
mobility challenges. Within two blocks of the
SkyTrain station there are several streets without
sidewalks as well as poor walking connections
under the SkyTrain guideway, which make it
difficult to connect the north and south parts of
the neighbourhood.
TransLink recently upgraded the BC Parkway
walking and cycling pathway along Vanness
Avenue between McGeer Street and Rupert
Street. Although this is a significant improvement,
the City needs to continue to work with TransLink
to upgrade the pathway west of Rupert Street,
from McGeer Street east across Joyce Street, and
eastward to Boundary Road and beyond (via the
planned BC Parkway overpass). Once complete,
the BC Parkway will provide an excellent pathway
in a northwest to southeast direction through
the neighbourhood. However, there is a lack of
perpendicular cycling routes running southwest to
northeast through the neighbourhood.
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Strategy for the next 25 years:

Ten-year policies:

• Leverage redevelopment to provide new or
upgraded existing sidewalks throughout the
neighbourhood.

• Prioritize construction of sidewalks (where
missing) on streets closest to the station and
where traffic volumes could increase due to
redevelopment.

• Seek to achieve setbacks along Joyce Street to
provide a wider sidewalk with opportunities for
an active street front (e.g. sidewalk patios, retail
displays, street furniture).
• Consider internal mid-block walkways through
large redevelopment sites.
Joyce-Collingwood Station

• Work with TransLink and Coast Mountain Bus
Company to maintain and enhance the existing
transit network in the neighbourhood.
• Simplify the intersection of Joyce Street and
Vanness Avenue to reduce the number vehicle
lanes having to be crossed by pedestrians.
Contributing towards this strategy, explore
the closure of the lanes crossing Joyce Street
sidewalks north of the station as redevelopment
of adjacent sites occurs.
• Work with TransLink and the City of Burnaby to
deliver a Boundary Road overpass for the BC
Parkway walking and cycling pathway.

• Improve connectivity between the north and
south of the neighbourhood by upgrading the
active transportation connections under the
SkyTrain at McHardy Street and Ann/Gaston
Streets.
• Work with TransLink on the second phase
of station upgrades including extending BC
Parkway across Joyce Street and converting
Vanness Avenue between McGeer Street and
the lane west of Joyce Street to one-way
westbound for motor vehicles.
• Conduct a multi-modal transportation study
of the broader neighbourhood (bounded
by Kingsway, E 29th Avenue, Boundary
Road, Rupert Street) based on principles of
encouraging traffic to use arterial streets and
encouraging through traffic (including trucks) to
find routes outside of the neighbourhood. This
study will occur with the second phase of the
station upgrades.

Missing sidewalks along McHardy Street

BC Parkway
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7.10

Fire Halls

7.11

Utilities and Public Works

7.12

Citywide

Citywide

Vancouver’s network of fire halls was built up as
the city increased in size and population between
the 1880s and the mid-1970s, growing to 19 fire
halls overall. Since then, the focus has been
on renewing fire halls as they age. A citywide
Fire Hall and Fire Service Deployment Strategy
is nearing completion and will guide future
investments in this area. As well, opportunities
for co-location with other civic facilities will be
explored to enhance operational efficiencies.

Citywide, the City has been separating its
combined sewers into separate sanitary and
storm sewers since the 1980s. Fortunately, the
Joyce–Collingwood area was originally developed
with separated sewers because it is in the Still
Creek Watershed. The age of these separated
sewers as of 2016 is approximately 60 years old.
The City typically expects a 100-year life span for
sewer assets. Therefore, the City would expect a
further 40 years of life from the existing sewers.
As the growth anticipated in the JC Precinct Plan
will exceed the capacity of the existing system, it
is expected that sewer upgrades will be required.
The costs to plan, design and build these sewers
are to be paid for by development.

Joyce-Collingwood
There are three fire halls which provide service to
Joyce-Collingwood:
• Fire Hall #15 at 22nd and Nootka (1.5 km north
of JC), which was renewed and expanded in
2012;
• Fire Hall #5 at 54th and Kerr (2.25 km south of
JC), which is in the process of being renewed
and expanded (project is anticipated to be
completed in 2018); and

Other Community Needs:
Schools

The broader Joyce-Collingwood neighbourhood is
served by four public elementary schools (Bruce
Elementary and Bruce Annex, Sir Guy Carleton
Elementary and Grenfell Elementary), one private
elementary school (St. Mary’s) and one public
secondary school (Killarney Secondary). As of
September 2015, all public schools had enrollment
levels below capacity.
The Vancouver Board of Education adopted
a Long-Range Facilities Plan on May 24, 2016.
The plan focuses on delivering safe, seismically
upgraded schools as quickly as possible, identifies
Seismic Mitigation Program priorities and
factors to be considered for school closures and
temporary accommodation over the next 15 years.

Strategies:
• Improve water system connectivity when
required by development.
• Upgrade sanitary system capacity when
required by development (approximately $1.6M)

The provision of public schools is a provincial
responsibility and the timing of funding approval
is therefore under the jurisdiction of the Ministry
of Education.

Utility access cover

Collingwood Neighbourhood School - Bruce Annex

• Fire Hall #20 at 38th and Victoria (2.5 km
west of JC), which was built in 1961 and will be
renewed in the next 10-15 years (the size and
location of the fire hall will be reviewed as part
of the renewal process).

Firehall #15
Credit: Google Maps
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7.13

Funding Strategy for Public
Benefits

The PBS for the JC Precinct Plan includes projects
that renew existing facilities and infrastructure
as well as projects that address current gaps or
demands anticipated from population and jobs
growth. As currently developed, the value of the
PBS is estimated at approximately $241 million
for the next 25 years, as noted in Figure 7.6.
Renewal of existing facilities and infrastructure
are typically funded from property taxes and
utility fees (City contribution). Provision of new or
upgraded facilities and infrastructure are typically
funded from a combination of Community
Amenity Contributions (CACs), Development
Cost Levies (DCLs) and direct contributions
from developers toward infrastructure upgrades
(developer contribution), augmented by funding
from other governments and non-profit agencies
(partnership contributions).

7.14

The JC Precinct Plan PBS is an aspirational plan
that reflects the needs and opportunities within
the community, and is intended to provide
strategic direction to guide the City (including
City Council, Park Board and Library Board) in
making investment decisions on public amenities
and infrastructure in Joyce-Collingwood over
the next 25 years. The City’s fiscal capacity,
emerging opportunities and evolving needs
in this community and across the city will be
determinates of the actual amenity package that
will be delivered incrementally over the longterm horizon of the Plan. As such, the PBS will be
reviewed and refined periodically and integrated
into the City’s 10-year Capital Strategic Outlook,
three-year Capital Plan and annual Capital Budget
for prioritization and funding consideration on
a citywide level. Certain areas such as housing,
childcare, social and recreational programs that
build on innovative partnerships with senior
levels of government, charities, and non-profit
organizations will require strategic alignment and
coordination with partners.
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Implementation and
Community Involvement

Implementation of this Precinct Plan and the PBS
will include City-initiated rezonings and ongoing
collaboration with community based groups
including the Collingwood Neighbourhood House,
Collingwood Business Improvement Association,
Collingwood Community Policing Centre, St.
Mary’s Parish, residents, businesses and senior
levels of government.
Site-by-site rezoning applications by private
developers will be a key driver of Plan
implementation. As outlined in the PBS, it is
expected that CACs and DCLs will result from
approved zoning changes, and those will be an
important source of funding for public amenities
for the Precinct Plan area. Over the years, as
rezoning applications come forward for review
by City staff and consideration by City Council,
the City will liaise with the key community
stakeholders who will be asked to provide advice
on the consideration of community amenity
contributions. Community advice on public
benefits will be factored into the staff review and
will be presented to Council for its consideration
as part of the rezoning process. It is noted that
the PBS provides general guidance but specific
amenity proposals will need to be considered
in light of city-wide policy, community need,
financial viability and emerging opportunities.
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Figure 7.6: Cost Estimates and Funding Strategies (All Figures in 2016 Dollars)
Renewal
of existing
amenities and
infrastructure

New or upgraded
amenities and
infrastructure

- Social & supportive
housing

$29M

- Secured market rental
HOUSING

Category

Total*

City contribution
(property taxes
and utility fees)

Developer
contribution
(CAC/DCL)

Partnership
contribution
(incl. other gov’t
and non-profits)

$183M

$212M

-

$22M

$190M

TBD

TBD

TBD

-

TBD

-

$29M

$183M

$212M

-

$22M

$190M

- Childcare (0-4 years old)

-

$6M

$6M

-

$6M

-

- Childcare (5-12 years old)

TBD

$0.1M

-

-

$0.1M

-

-

$6M

$6M

-

$6M

-

- Parks and open spaces

$1M

$4M

$5M

$1M

$4M

-

PARKS & OPEN SPACES

$1M

$4M

$5M

$1M

$4M

-

-

-

-

-

-

-

$5M

$5M

$10M

$5M

$5M

-

CHILDCARE

- Recreation facilities
- Libraries

-

-

-

-

-

-

- Cultural facilities†

- Social facilities

TBD

TBD

TBD

TBD

TBD

TBD

COMMUNITY FACILITIES

$5M

$5M

$10M

$5M

$5M

TBD

- Firehall

-

-

-

-

-

-

CIVIC FACILITIES

-

-

-

-

-

-

$1M

$1M

$2M

$1M

$1M

TBD

- Walking & cycling
- Transit & major roads

-

$2M

$2M

-

$2M

TBD

$1M

$3M

$4M

$1M

$3M

TBD

- Waterworks

-

$0.7M

$0.7M

$0.2M

$0.5M

-

- Sewers

-

$1.6M

$1.6M

-

$1.6M

-

UTILITIES

-

$2M

$2M

$0.2M

$2M

-

- Heritage density transfers

-

-

$1M

-

$1M

-

HERITAGE

-

-

$1M

-

$1M

-

TOTAL

$36M

$203M

$240M

$7M

$43M

$190M

Percentage of Total

~15%

~85%

100%

~3%

~18%

~80%

TRANSPORTATION

* Totals may vary due to rounding.
† Investment in cultural spaces will be determined at the time opportunities are identified, based on alignment with the City’s cultural strategy, needs and
operators’ viability.
Note: May include contributions from beyond the JC Precinct boundary
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DESIGN GUIDELINES
Figure 8.1: Joyce Street Sub-Areas
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Mixed-Use Buildings: Joyce
Street (applies to Sub-Areas
J1, J2 and J3)
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Public Realm and Street Setbacks
The public realm is a network of spaces that
provide paths for pedestrian movement as well as
places that invite small and larger gatherings. It
includes sidewalks, paths and plazas.
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The plan envisions mixed-use buildings on Joyce
Street. Joyce Street is an arterial that carries a
high volume of traffic. In the area that provides
pedestrian access to the SkyTrain station, the
intent is to create a generous and comfortable
space for the high volume of pedestrian activity.
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This section outlines the general intent for the
public space in front of buildings fronting onto
Joyce Street.
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The following guidelines provide broad built form
direction for new development within the Station
Precinct Plan area. For all proposals, sound urban
design principles and best practices should be
applied.
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Figure 8.2: Illustration of the Public
Realm
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8.1.1

8.1.3

8.1.4

8.1.5

All buildings must be set back from the
front property line to provide a minimum
public realm width of 18 ft. (5.5 m) to
provide for wider sidewalks, street trees,
benches, etc.
Developments should integrate
continuous weather protection that is
integrated with the building design and
effectively provides pedestrian comfort.
Buildings located on sites which will
accommodate public plazas or open
spaces should allow for setbacks to
support the design parameters of the
open space.
Buildings located adjacent to midblock connections should provide a
deeper front setback at the passage to
improve their visibility and atmosphere –
approximately 8 ft. by 12 ft..

Figure 8.3: Public Realm and
Setbacks at Commercial Buildings
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Building Massing and Siting

Building Yards and Setbacks

8.1.6

8.1.13

Commercial floors adjacent to the lane
should be set back 4 ft. and residential
floors set back 20 ft.

8.1.14

The setback resulting from the required
public realm (per 8.1.1) is a setback for the
entire building frontage, but may incur
modest and intermittent projections of
2 to 3 ft. to accommodate bays or other
projections above.

8.1.15

Floors above the fourth level must be set
back from adjacent property lines by at
least 20 ft.

Mixed-used buildings on Joyce Street are
required to include a distinct four-storey
building base or “podium”. The building
base is the lower portion of the building
that is generally continuous at the street
level.

8.1.7

Floors above the building base must be
stepped back at least 6 ft.

8.1.8

Residential portions of buildings
exceeding 70 ft. in height should be
separated by 80 ft. from other residential
buildings 70 ft. high or taller.

8.1.9

Floors above the building base should
not exceed a maximum width of 100 ft.
(excluding open balconies) to minimize
scale impacts and floorplates should not
exceed 7000 sq. ft. (gross).

8.1.10

Upper floors of buildings exceeding 70
ft. in height should be shaped to create
distinction among the buildings and to
contribute to the skyline.

8.1.11

Building volumes should be shaped to
minimize shadowing on public spaces
such as sidewalks and plazas.

8.1.12

Shadow analyses should generally be
prepared for 10 am, 12 pm and 2 pm
at the vernal and autumnal equinoxes.
Additional shadow analyses may be
necessary to review impacts on special
sites, such as school or community
gathering sites.

Figure 8.4: Setbacks for Commercial
Buildings Adjacent to an Existing
Residential Building
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Commercial Store Fronts

Architecture

On Joyce Street, a consistent streetwall is desired
to provide continuity and pedestrian interest. This
streetwall is created by continuous commercial
frontages that add to the character of the
street by being clearly identifiable, inviting and
transparent.

8.1.20

With very few exceptions, retail units
must have a depth of at least 35 ft.

8.1.21

Entrances to office uses above the
ground floor should be clearly visible
and distinguished from the commercial
frontage without creating a void in the
streetwall.

8.1.16

Commercial entrances should be clearly
delineated with architectural features
and fenestration patterns that emphasize
a scale appropriate for neighbourhood
serving retail.

8.1.22

Entrances to residential floors above
should be distinguished from the
commercial streetwall. Where possible
they should be located off a side street.

8.1.17

Commercial fronts, including service or
office, should be transparent in order
to strengthen the connection between
public and private space. Office use
should be located above the street level
to maintain street vibrancy.

Mid-block Connections

8.1.18

Frontages should reinforce the human
scale of a pedestrian shopping street. As
such, commercial frontages for individual
shopfronts, regardless of the floor area of
the space, should be between 15 and 40
ft. wide.

8.1.24

8.1.19

To optimize the viability of retail uses,
a 15-ft. floor-to-floor height for the first
floor is a minimum.

8.1.23

Mid-block connections should have a
minimum width of 20 ft. at lower storeys
and should increase to at least 30 ft. at
the upper storeys.

8.1.25

Mixed-use buildings should express
a unified architectural concept that
is strong and consistent, and create
interest and character by varying facade
treatment at key points. Authentic and
high quality materials and thoughtful
design details are expected to be part of
every project.

8.1.26

Buildings should have a clear hierarchy
of base, middle and top elements. The
proportions of these elements will vary
with building height and should always
consider the overall building composition.
For taller building forms, it is appropriate
to incorporate elements to emphasize
verticality. For these buildings, the middle
or top elements may be quite minimal.

8.1.27

As new development will occur
incrementally, there will be cases
where blank side walls will temporarily
exist. The interim treatment of these
walls is important to the quality of the
streetscape environment. Blank walls,
should be treated with architectural
detailing that helps to soften their visual
impact on the street and on adjacent
properties.

8.1.28

Artwork that reflects the community
identity as a permanent element of a
building or an open space is encouraged.

Ground floors adjacent to mid-block
connections should have an active edge
with entrances and windows facing the
pedestrian path, whether the interface is
residential or retail in nature.

Figure 8.5: Small Commercial
Frontages
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8.2

Residential Buildings (applies
to Sub-Areas V1&2, T1-T3)

These guidelines describe expected outcomes
for properties that permit mid-rise buildings,
apartment buildings and townhouses.
Public Realm
The general intent for the public space in
front of multi-family residential buildings is to
provide a generous and comfortable space for
pedestrians, to create a landscaped street edge
and to continue the street tree network. The
width and type of treatment for sidewalks will
vary depending on the adjacent building use and
heights, and the character of the street.
8.2.1
8.2.2

Continue the sidewalk and street tree
network on all streets.

The height of residential buildings varies
depending on location, context and scale of the
street. Taller residential buildings are generally
located near the SkyTrain. Refer to Section 5 for
specific building heights.
Where feasible and where lot dimensions allow
(generally deeper than 130 ft.), apartment
building sites may propose separate buildings at
the lane. Lanes may be edged with smaller scale
residential buildings such as townhouses or other
similar buildings compatible with the scale and
character of the lane.
8.2.3

Building volumes should be arranged to
minimize shadowing on public spaces
such as sidewalks and public plazas.

8.2.4

On larger sites containing mid-rise
buildings taller than six storeys, locate
the taller buildings toward the SkyTrain
Station and minimize shadow outside the
Precinct area.

8.2.5

For buildings of five to six storeys,
provide a notable setback above four
storeys to create a building scale that
is visually compatible with adjacent
buildings. Taller buildings should
have a similar setback that takes into
consideration the recommended podium
height of adjacent buildings and the
overall composition of the development.
Setbacks should have a minimum depth
of six ft.

8.2.6

Reduce the scale of the buildings towards
the lane to be compatible with adjacent
development and minimize shadow
and overlook to adjacent residential
properties by stepping building form.
Setbacks will increase with the height of
the building.

Provide public realm amenities such as
landscape, benches and bike racks.

Figure 8.6: Public Realm and Setback
at Residential Buildings
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Building Height and Form
8.2.7

Corner buildings should apply
comparable setbacks on both street
frontages that respond appropriately to
each adjacent building. It is anticipated
that the building massing will wrap the
corner and transition down in height
toward the lane.

8.2.8

Buildings at the lane may be up to two
storeys. The form of laneway buildings
should consider the narrow width of
lanes and the adjacent buildings to
ensure that overlook and shadow impacts
are minimized.

8.2.9

Buildings fronting on Clive Street may be
up to three storeys. In limited conditions
a fourth storey may be considered
depending on the adjacent building
heights and the shadow impacts to the
subject and neighbouring sites.

Figure 8.7: Laneway Building
Adjacent to 6 Storey Building
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Building Width and Depth
8.2.10

Shadow analyses should generally be
prepared for 10 am, 12 pm and 2 pm
at the vernal and autumnal equinoxes.
Additional shadow analyses may be
necessary to assess impacts on special
sites, such as school or community
gathering sites.

8.2.11

The number of storeys describes a height
that anticipates floor to floor heights of
approximately 10 ft.. Higher floor-to-floor
heights may necessitate a reduction in
the number of storeys. Mezzanine levels
are considered storeys.

The width of a building impacts the character and
feel of the street and lane. Buildings should be
limited in width, both real and perceived, to allow
for light, views and compatibility with existing
buildings on the street.
8.2.12

8.2.13
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Building widths should reflect prevailing
lot patterns, adjacent streets and building
types. Smaller widths create a more
incremental and interesting streetscape
and are strongly encouraged. Building
widths of approximately 120 ft. may
be supported for most four- and sixstorey buildings. Building widths of
approximately 150 ft. may be considered
along the north side of Vanness Avenue
to assist with noise attenuation. For
mid-rise buildings reduce apparent width
of building bases wider than 120 ft. by
creating deep courtyards or building
breaks.
Front facades should be articulated both
vertically and horizontally to create an
incremental building appearance that
assists with compatibility with existing
buildings in the area.

8.2.14

For buildings at the lane, the maximum
frontage should be less than the principle
building at the street and allow for
pedestrian access to the lane. Individual
lane frontages should not exceed 80
ft., however smaller frontages may be
required based on adjacent context.
Pedestrian access to the lane between
buildings should be a minimum of eight
ft., but should increase significantly on
wider sites.

8.2.15

Buildings designed with a row of dwelling
units located on either side of a straight
corridor (“double-loaded corridor”)
should not exceed approximately 65 ft.
in depth (excluding balconies) to ensure
adequate provision of natural light and
ventilation into the dwelling units.

8.2.16

Floors above the fourth floor in midrise buildings greater than six storeys in
height should not exceed a dimension of
80 ft. in length or width (excluding open
balconies) to minimize scale impacts.
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Relationship to Finished Grade

Building Yards and Setbacks
The distance a new building is set back from its
property lines should consider the nature and
character of the adjacent streets (local versus
arterial), typical setbacks of adjacent buildings,
and the space available between the curb and the
property line.
8.2.17

8.2.18

Building setbacks should accommodate
the desired public realm condition,
including required fire access. Yard
setbacks are in addition to those
setbacks required for the public realm.
Front yards setbacks should generally be
provided as follows:
•

8.2.19

Vanness Street (North): 15 ft.
minimum, to achieve a buffer from the
SkyTrain guideway, and accommodate
a landscape buffer;

•

Vanness Street (South): 15 ft.
minimum; 12 ft. minimum for buildings
6 storeys or less in height;

•

Clive Street: 12 to 15 ft. minimum
to be compatible with adjacent
development;

•

Payne Street: 12 ft. minimum.

8.2.20

8.2.21

8.2.22

8.2.23

Rear yard setbacks should vary
depending on adjacent context, and
should generally be provided as follows:
•

Two-storey buildings: 6 ft. minimum

•

Four-storey building or building base:
12 ft. minimum

•

Storeys above the fourth storey: 20 ft.
minimum

Side yard setbacks should be increased
beyond the minimums to ensure that
primary outlook for dwelling units meets
standard Horizontal Angle of Daylight
requirements.
Exterior side yards on flanking streets
should be treated as front yards, with
entries and patios, and should have yard
setbacks similar to front yards.
The setback for lane buildings should
allow for edge elements such as
landscaping, vehicle manoeuvring and
safe pedestrian access.

8.2.24

Ground floor relationships may vary
depending on the fronting street and
dwelling unit style (i.e. apartment or
townhouse). The first floor may be raised
above grade (maximum 3 ft.) for both
street and lane-facing buildings, in order
to provide a comfortable relationship
with passing pedestrians and vehicles.
Where universal access is required, a
flush entrance can be incorporated. A
higher main floor may be considered to
accommodate lock-off units.

8.2.25

Buildings at the lane are intended to
have access and outlook directly on to
the lane. The first floor level should be
designed to facilitate interaction with the
lane level.

8.2.26

Continuous parking structures should
not be evident above the natural grade.
Where protrusions are unavoidable due
to grade, they must be incorporated into
the landscape design and screened with
on-site planting.

Side yard setbacks should vary
depending on building height:
•

Six storey buildings: 12 ft. minimum

•

Buildings taller than six storeys:
• Four storey base: 8 ft. minimum
• Six-storey base: 12 ft. minimum
• Upper storeys: 18 ft. minimum
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Orientation and Entrances

Building Design

8.2.27

Ensure a consistent street orientation by
having new development on corner sites
establish a frontage character on both
streets.

Building architecture should be contemporary
while considering the architectural history and
context of the area and the emerging character of
the neighbourhood.

8.2.28

Buildings with only one principle
entrance should be oriented to reflect the
predominant pattern on adjacent streets.

8.2.33

8.2.29

Building entrances should be clearly
identifiable and should be appropriately
scaled to the building and street context.

8.2.30

To provide visual interest and variation,
buildings could include separate units
with individual entrances facing the
street, including the flanking street on
corner sites.

8.2.31

Where developments include buildings at
the lane, access to these buildings must
be distinguished and identifiable from the
street. This will necessitate a wider side
yard or a mid-lot courtyard.

8.2.32

Lane buildings have a role to activate
and animate the lane. Entry doors should
have direct access to the lane, though
for firefighter access, a door or pathway
from the street side is normally required
as well.

Building design must mitigate
environmental noise including road and
SkyTrain noise. To ensure livability in
close proximity to frequent SkyTrain
pass-bys, the noise mitigation approach
must consider the acoustic impact from
each pass-by of the SkyTrain rather than
a 24 hour weighted approach.

8.2.34

Individual buildings should express
a unified architectural concept that
is strong and consistent, and create
interest by varying facade treatment at
key points. Authentic and high quality
materials and thoughtful design details
are expected to be part of every project.

8.2.35

Developments that include more than
one building should display a single,
strong architectural concept, while
introducing variety between buildings.
While a consistent architectural language
should be used, creativity is encouraged
to distinguish buildings.

8.2.36

Buildings with townhouses at grade
should distinguish the townhouses
architecturally from the primary building.

8.2.37

Variety is encouraged among building
developments to avoid repetition and to
create an interesting streetscape.

8.2.38

Taller buildings should have a hierarchy
of base, middle and top elements. The
proportion of these elements will vary
depending on the building type, but a
clear expression of base and entry is
expected.

8.2.39

Enclosed balconies can assist with noise
attenuation on busy streets and transit
routes. If used, they should be designed
to be distinct, but integrated, within the
overall architecture of the building. They
are not eligible for floor area exclusion,
except for those directly facing the
SkyTrain guideway and identified as a
noise mitigation measure in a report
prepared by a professional trained in
acoustics, in which case limited exclusion
may be considered.

Example of residential entrances off a lane
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Courtyards
8.2.40

8.2.41

8.2.42

8.2.43

8.2.44

For projects that include laneway
buildings, the space between the primary
fronting buildings and the lane buildings
(the courtyard) needs to be large enough
to ensure the livability of all units. A
minimum 24 ft. depth is recommended.

While different site orientations will
determine solar access to the courtyard,
massing explorations should seek to
achieve a maximum amount of sunlight
in the courtyard. Variations in height,
building setbacks and breezeways can be
explored.
Courtyards that are incorporated into an
individual building form (i.e. alphabettype buildings) should have a minimum
width of 24 ft. at lower levels and 30 ft. at
the upper two levels.
Dwellings facing courtyards should be
carefully designed to mitigate privacy
concerns and overlook.

General Regulations (Apply to
all Sub-Areas)

Parking and Lane Interface

Landscape and Private Outdoor Space

8.3.1

8.3.5

The overall landscape approach should
reinforce the neighbourhood character
by providing a variety of plant materials
and treatments, some of which will
achieve a substantial size at maturity.

8.3.6

Landscape screening of appropriate size
and species should be provided to sites
north of the SkyTrain guideway to create
a visual buffer to movement, lights and
overlook from the trains.

8.3.7

Mature trees and prominent landscape
elements should be retained where
feasible.

8.3.8

New development should enhance the
landscape image of the lane.

8.3.9

Provide locations for urban agriculture,
whether at or above grade.

8.3.10

Dwellings should have private outdoor
space in the form of a balcony or patio.
Shared rooftop gardens can also be
provided to increase opportunities for
outdoor enjoyment, while considering the
privacy of neighbours in their design.

On sites with more than one building
facing the street, the separation between
these buildings should be at least 24 ft.
to allow for a neighbourly interface with
the adjacent dwellings.

Example of residential entrances off a courtyard space
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8.3

8.3.2

Parking should be accessed from the
lane, regardless of site topography.
For apartment buildings, it should be
underground and not visible from the
street. The access point should be in a
location that minimizes disruption to the
lane environment.
Create active edges on lanes that
accommodate servicing needs and add
to the character of the lane. For mixeduse developments, consider carrying
through the function of the ground floor
activity to the lane.

8.3.3

Provide landscaping to enhance the lane
environment and screen service uses
such as parkade entries.

8.3.4

Safely accommodate mid-block
connections at lanes with setbacks and
other visual cues.

Example of parking access off a lane with landscaping
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APPENDIX

Joyce-Collingwood Station: Precinct Review – Emerging Ideas, Aspirations + Directions
July 2015

Aspirations: Future Planning + Development Should

A: Transition Heights from Transit

B: Increase Neighbourhood
Connectivity

C: Create Vibrant Streets

•

Create a more active, vibrant local
shopping street
Create a more physically and socially
connected neighbourhood with
opportunities for improved public life
Improve access to transit

Cariboo Park

•
Tan
n

er S
t

•
Sir Wilfred Grenfell
Elementary School

Create a continuous and improved pedestrian
experience
Require mixed-use buildings with retail on
the first storey

T1 (Payne and Ann) Explore a range of building types
that transition down from the SkyTrain station

T2 (Queens Ave) Explore townhouses west of McHardy St
and 4 to 6 storey apartments east to McGeer St

T3 (Clive and Austrey) Explore townhouses and some
apartments
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Create more compact, mixed-use and
walkable developmentCariboo
around
the
Park
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Review and prioritize
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needs to respond
Create more opportunities for
affordable and family housing

Sir Wilfred Grenfell
Elementary School

Directions: Land Use + Built Form

V2

•

Explore opportunities to reduce vehicle speed and

S4 volume on Vanness Ave

Improve safety and simplicity at the Joyce St and
Vanness Ave intersection
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Ormidale St

Aspirations: Key Ideas

Appendix B

JOYCE-COLLINGWOOD STATION PRECINCT PLAN
Public Consultation Summary
JOYCE-COLLINGWOOD STATION: PRECINCT REVIEW

2016.02.02

The consultation for the Joyce-Collingwood Station Precinct Review was a
collaborative planning process between the City’s Planning and Engineering
Departments that engaged TransLink and other organizations and agencies
active in Joyce-Collingwood. The planning process took place over 19 months,
starting in December 2014, and was completed in four phases.
Staff had engaged with a broad range of people to understand the needs,
priorities, key issues and goals of the community, and received input through
various events and activities that helped to develop and refine the plan
directions and policy. Workshops were held early in the process and open
houses were held at key stages throughout the process.
Questionnaires available in various forms (i.e. paper, online, or translated in
Chinese) were used to gather input from the community at various stages
of the planning process. To advertise for public events, staff used a wide
variety of outreach methods including mail drops of bilingual newsletters and
postcards, bilingual posters and banners, email, and traditional media (e.g.
project website and ads in English and Chinese newspapers). Throughout
the process, staff also held meetings and discussions with key stakeholders,
community groups, City advisory boards, and others to provide updates
and receive input. To engage the broadest range of community members,
translation assistance for Cantonese and Mandarin speakers was provided.
Each phase of the planning process built upon the previous, and the
development of the draft plan went through revisions based on input from the
community.
Phase 1: Program Start-Up (December 2014 to June 2015)
This phase identified community assets, issues and opportunities. Events
included a walkshop, participation at a community event, an open house, a
stakeholder meeting and workshops.
Phase 2: Develop Guiding Principles and Create Options
The input received from the open house and workshops resulted in the
identification of key ideas, aspirations and directions on land use, building form
and transportation connections, which was shared at at neighbourhood checkin event. These directions led to the creation of three redevelopment options,
which were shared at an open house.
Phase 3: Evaluate and Refine Options, and Draft Plan
The input received from the community led to a preferred option and draft
policies, which was shared at an open house.
Phase 4: Finalize Plan
This phase included a learning session that focused on key issues that were
identified from community input, and an open house addressing the proposed
zoning changes to the Transition Areas. To present the draft plan, staff
participated in the same community event that played a role in the introduction
of the planning process and hosted an outside event to present the draft plan.
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Community Engagement Timeline

Program Start-Up
•

Conduct background research

•

Introduce the Precinct Review

•

Identify current issues for the area

•

Identify opportunities

Walkshop - December 6

2015

Collingwood Days Festival - May 30
Open House #1 - June 3
Vanness Avenue Meeting - June 17
Workshops - June 20

Develop Guiding Principles and Create Options
•

Draft guiding principles (Aspirations and
Directions) and create redevelopment options

•

Identify transportation improvements

•

Identify public benefit priorities for the area

Neighbourhood Check-In:
Aspirations and Directions - July 23

Open House #2 - October 21

Evaluate and Refine Options, and Draft Plan
•

Seek advice from the Urban Design Panel

•

Evaluate and prepare preferred option

•

Begin drafting policies

•

Create a draft plan

Urban Design Panel - November 4
Business Owners’ Meeting November 24

2016
Open House #3 - February 3 and 6

Finalize Plan
•

Present draft plan and zoning amendments for
final public review and to Council for approval

Plan Talks - April 6
Open House #4 - April 13
Collingwood Days Festival - May 28
Plan Release Tent Event - June 1
Report to Council - June 14 + 15
Public Hearing - July 2016

CONSULTATION SUMMARY
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Overview of Events and Activities
Date

Event

Attendees

Comment
Forms Rec’d

Notification

Phase 1: Program Start-up
December 6, 2014

Walkshop

15

--

May 30, 2015

Collingwood Days
Festival

20

--

Open House #1

78

June 3, 2015

43

•

Newsletter #1

•

List-serv email (June 10)

•

Posters

•

Newspaper ads

June 17, 2015

Stakeholder Meeting:
Vanness Ave Changes

1

--

•

Addressed letter

June 20, 2015

Workshop: Land Use &
Built Form

36

--

•

Newsletter #1

•

List-serv email (June 10)

June 20, 2015

Workshop: Safety &
Connections

20

--

•

Posters

•

Newspaper ads

•

Newsletter #2

•

List-serv email (July 21 and
August 26)

•

Posters

•

Postcard

•

List-serv email (October 8
and November 6)

•

Posters

•

Newspaper ads

--

•

Letter (hand delivered)

210

•

Postcard

•

List-serv email (January 20,
February 2, February 16, and
March 2)

•

Banner ad

Phase 2: Develop Guiding Principles and Create Options
July 23, 2015

October 21, 2015

November 24, 2015

Neighbourhood
Check-in Event

Open House #2

Stakeholder Meeting:
Business Owners

100

149

8

82

220

Phase 3: Evaluate and Refine Options, and Draft Plan
February 3, 2016
February 6, 2016

Open House #3

262
180

Phase 4: Finalize Plan
April 6, 2016

Plan Talks

100

--

•

Newsletter #3

April 13, 2016

Open House #4

80

--

•

List-serv email (March 24)

•

Banner ad

•

Addressed letter

•

Postcard

•

List-serv email (May 16 and
May 27)

•

List-serv email (May 27)

May 28, 2016

June 1, 2016

4

Collingwood Days
Festival
Plan Release Tent
Event

15

--

--
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1.1

Walkshop: December 6, 2014

The walkshop event was held with representatives of
organizations and agencies in the area to explain the
Precinct Review, and identify ideas, challenges and
opportunities.
The issues identified through the walkshop included:
•

Poor pedestrian connections on main streets
including conflicts with pedestrian and bus
movements, missing or substandard sidewalks
within two blocks of the station.

•

The SkyTrain guideway divides the neighbourhood
north to south and this is exacerbated by roads and
bikeway parallel to guideway. The high volume of
traffic on Joyce Street (including buses and trucks)
divides the neighbourhood east to west.

•

Aging building stock and broken commercial
street on Joyce Street - seen as unattractive but
recognized as affordable.

•

The lane to the west of Joyce Street has multiple
conflicting functions providing vehicle access to the
school, pedestrian access from the SkyTrain station
and service movements.

Opportunities Identified
•

Use zoning and new development to
foster an active commercial street

•

Limited opportunities for safe and clear pedestrian
access to the SkyTrain station from surrounding
neighbourhood.

Look for opportunities to enhance
existing open space and create new
open space

•

Create pedestrian connections to and
through the community

•

Sites on either side of the SkyTrain guideway have
access limitations or are double fronting.

•

•

Limited public open space and public use
programming opportunities.

Renewed and better utilization of sites
around the station (more housing and
commercial uses)

•

1.2

Collingwood Days Festival: May 30, 2015

Staff participated in the Collingwood Days Festival to
introduce the Precinct Review. People were asked to
contribute to a community poster stating what they
‘wanted’ at Joyce-Collingwood. During this initial
introduction, staff spoke with approximately 20 people
about the new planning program.

CONSULTATION SUMMARY
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1.3

OPEN HOUSE #1: June 3, 2015

The first open house was held on June 3, 2015, which
introduced the Review and sought responses to key questions
regarding Joyce Street, Vanness Avenue, transportation and
community facilities.
A paper comment form was available for feedback at the
open house, and an online survey was available through Talk
Vancouver from June 5 to July 3. A total of 78 people attended
the open house and 43 comment forms were received
(28 paper forms and 15 completed online).

Attendees were asked to ‘pin the place’ they liked and disliked

Attendees wrote out what they ‘wanted’ at Joyce-Collingwood

6
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Transit-oriented Development and Joyce Street
The Joyce Station Area Plan was adopted over 25 years
ago and resulted in the redevelopment of large sites
around the station, most notably the Collingwood Village
development. Today the area near the station includes a
variety of building forms ranging from single-family houses
to towers and a mix of uses including parks, schools, the
Collingwood Neighbourhood House, a childcare centre,
community policing centre, shops and services.

Q. How often do you frequent the
shops, services and facilities on
Joyce Street near the station?

No response,
9%
Never, 9%

Responses from the comment forms indicated that
91 per cent agreed with transit-oriented development in
principle and 67 per cent thought Collingwood Village
was a successful example of it. Feedback suggested that
the actual development area was notable with its mix of
residential forms with open spaces and parks, in proximity
to various transportation options (transit, cycling, walking
and driving), but the overall area around the station was
lacking in commercial and walkable areas that would
create a sense of community. Some noted that there was
a lot of traffic in the area and therefore questioned the
transit emphasis.

Every day, 23%

1 to 3 times per
month, 28%

2 to 5 times per
week, 16%

Once per
week, 14%

Q. How important is it to include the following uses in the development of new buildings on Joyce Street
between Wellington Avenue and Crowley Drive?
0%

20%

40%

60%

80%

100%

Shops and services
Grocery store
Residential
Restaurants

Very important
Somewhat important

Office and employment space

Not important
Unsure

Other

CONSULTATION SUMMARY

No response
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Consideration for Taller Buildings and New Building Forms
To provide and encourage development of new housing in close proximity to the transit station, consideration
over whether taller buildings than the currently allowed four storeys along both Joyce Street and Vanness
Avenue was asked. To provide a suitable transition from potentially taller buildings, consideration of the
exploration of new housing forms in the areas east of Joyce Street and north of Vanness Avenue was asked.
Mo
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Community Facilities
The development of Collingwood
Village provided a significant
number of community facilities
including parks, rental housing,
the Collingwood Neighbourhood
House, an elementary school,
a childcare and a community
policing station. Respondents were
asked about the kinds of facilities
and amenities that were most
needed to support population
growth in Joyce-Collingwood and
identified the following:
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• Community centre with pool and gym
• Commercial businesses (grocery store, banks, small convenience
stores, hardware, bookstore, restaurants)
• Community arts space (performances and programs)
• Rental housing and low-income housing
• Parks and open space / Collingwood Park playground
• Good sidewalks
• More frequent bus routes
• Medical/healthcare facility
• Schools, daycares, library

JOYCE-COLLINGWOOD STATION PRECINCT PLAN

Transportation
Improved safety and connections for people
walking, cycling, driving and taking transit was
explored.
Fifty-four per cent of respondents felt the
walking connections at Joyce-Collingwood
(i.e. sidewalks, paths, crosswalks, intersections)
were safe and accessible, whereas 37 per cent
disagreed, stating that lighting and visibility
needed to be improved and more specifically,
the uneven, non-paved path behind the
substation, which is highly used, was a
potential safety hazard.

Q. How do you usually get around
the neighbourhood?
84%

58%

Forty per cent of respondents felt the cycling
connections at Joyce-Collingwood (i.e. roads,
paths, sidewalks, crosswalks, intersections)
were safe and accessible, whereas 30 per cent
disagreed and 26 per cent were unsure. One
respondent noted the disconnect of the BC
parkway at McGeer Street, stating that cyclists
need to go on to Vanness Avenue, which is a
narrow, dangerous street.

47%

26%

21%
9%

Eighty-four per cent of respondents felt the
improvements to the BC Parkway multi-use
trail in this neighbourhood was important.

Q. What improvements to connections and safety are required, and where?

• More lights on the east side of
the station

• Continuous BC Parkway bike
trail

• Simplify traffic movements at
Vanness Ave and Joyce St

• Sidewalk on McHardy St

• Additional lighting along bike
path

• No parking on Vanness Ave
(too narrow to drive)

• Widening of Vanness Ave

• Better roads

• Develop cycling/walking path
between McGeer St and Joyce
Ave

• Remove Joyce St from truck
route

• Controlled crossings on
Vanness Ave around station
• More time between traffic light
changes
• Stop light at Joyce St and
Wellington Ave
• Bus traffic and riders waiting
in line are blocking pedestrian
connections on Joyce St

• Relocate BC Parkway

• Close east-west lanes by
Mr. Pan Pizza and Tim Hortons/
CNIB

• More open sidewalks

CONSULTATION SUMMARY
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1.4

Community Workshops: June 20, 2015

A morning workshop was held on the topic of land use and urban design. Participants were invited to explore
what they liked/disliked through discussion and images and illustrations. This led to group conversations
around what residents aspired for in Joyce-Collingwood. An afternoon workshop was held on the topic
of transportation. Staff shared plans for the SkyTrain station upgrades and participants discussed safety
improvements and connections.

Land Use and Building Form
Joyce Street

Vanness Avenue

•

•

McHardy St to Rupert St: Explore 6-storey
apartments.

•

East of McHardy St on Vanness Ave: Explore
6- to 12-storey buildings (transition building
heights up eastward towards the station)

•

•

•

Create a continuous and improved pedestrian
experience with trees, small scale green spaces,
seating and opportunities for improved public
life.
Require mixed-use buildings and include ground
floor retail to create an active street frontage
with office and residential use above.
Explore mixed-use tower forms immediately
around the station at Joyce St and Vanness Ave.
Podium and tower height should consider street
scale, parcel size and appropriate transitions for
each site.
Transition building heights from towers right at
the station down to lower building forms north
towards Wellington Ave.

Transition Areas
•

Transition Area 1 (Commercial lane east of
Joyce Ave to Ann St): Explore 4- to 6-storey
apartments and townhouses.

•

Transition Area 2 (South side of Queens Ave):
Explore townhouse forms west of McHardy St
and townhouse and 4- to 6-storey apartments
east of McHardy St.

•

Consider a third transition area east of McHardy
St between Clive Ave and Austrey Ave.

•

Work with new developments to provide
pedestrian connections through large sites
to improve access from residential streets to
important destinations such as transit, parks,
schools, and retail shops.

Connections and Transportation
Skyrain Guideway Corridor
•

Explore improved and new linkages for people
on foot and on bike near the guideway between
Rupert St and Boundary Rd and stronger northsouth connections under the guideway to parks,
shopping, and schools.

•

Improve accessibility and safety (paths, lighting,
garbage etc.) near the guideway and through
the adjacent open space.

•

Prioritize safety improvements for people
walking to the station, when considering street
network changes on Vanness Ave.

•

Support TransLink’s extension of the BC
Parkway across Joyce St as an off-street route
for people on foot and on bikes.

•

Explore opportunities to reduce vehicle speed
and volume on Vanness Ave and monitor the
larger neighbourhood traffic impacts resulting
from any changes to Vanness Ave.

•

Joyce St and Vanness Ave Intersection

•

Improve the legibility and safety of the
intersection for people on foot and on bikes.

•

Explore limiting or eliminating vehicle
movements between Joyce Ave and the eastwest lanes off of Joyce St, north of the bus
exchange.

Station Upgrades and Street Network

Sidewalks
•

•

10

Work towards completing the sidewalk network
to improve connections to the transit, schools,
parks, and retail shops.
Widen and improve the accessibility of the
sidewalk on the south side of Vanness Ave
between McGeer St and Rupert St.

JOYCE-COLLINGWOOD STATION PRECINCT PLAN

Morning Session: Land Use and Urban Design

Afternoon Session: Transportation

CONSULTATION SUMMARY
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2.1

Neighbourhood Check-In: July 23, 2015

The comments from the first open house and
the community workshops led to the creation of
the summary document titled Emerging Ideas,
Aspirations and Directions. An outdoor event was
held at the Collingwood Neighbourhood House to
“check-in” with the community and get feedback on
the emerging ideas and Aspirations and Directions.
Both Cantonese and Mandarin interpretation was
made available.

Feedback Summary

A paper comment form was available for feedback
at the outdoor event and was provided at the
Collingwood Neighbourhood House with copies
of the Emerging Ideas, Aspirations and Directions
document. An online survey was available through
Talk Vancouver from July 23 to September 4. Almost
100 people attended the event and 82 comment
forms were received (21 paper forms and
61 completed online).

•

Support for more compact, mixed-use
and walkable development

•

Some concerns regarding additional
height and density, including number of
towers and impact on single-family areas

•

Support for a more physically and
socially connected neighbourhood, and
specfically need to improve sidewalks

•

Support for a more active, vibrant local
shopping street including more retail
and services for residents and transit
users, and more variety

•

Some concerns that local businesses
will be displaced by redevelopment and
with impacts of change

Q. Do you agree with the Key Ideas, Aspirations for Future Planning and Development, Directions on Land Use
and
Built Form, and the
Directions
on Connections
and Transportation?
Joyce-Collingwood
Station:
Precinct
Review – Emerging
Ideas, Aspirations + Directions
July 2015
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Explore opportunities to reduce vehicle speed and

S4 volume on Vanness Ave

Improve safety and simplicity at the Joyce St and
Vanness Ave intersection

77% agreed / 9% unsure / 5% disagreed

JOYCE-COLLINGWOOD STATION PRECINCT PLAN

2.2 Open House #2: October 21, 2015
At the second open house, three options for
redevelopment, along with changes to the road network
and pedestrian and bike routes, and community needs and
priorities were presented. Both Cantonese and Mandarin
interpretation was made available.
A paper comment form was available for feedback at
the open house and was provided at the Collingwood
Neighbourhood House with copies of the information
boards displayed at the open house. An online survey
was available through Talk Vancouver from October 21 to
November 29. A total of 149 people attended the open
house and 220 comment forms were received (73 paper
forms were submitted and 147 completed online).

Community Needs and Priorities
The community needs to support growth were reviewed,
and improved pedestrian connections, childcare and
affordable housing were identified as the areas of greatest
priority.
Those who agreed with these priorities felt that overall,
these are three important community needs. Some
emphasized the need for more social housing, affordable
housing for seniors and families, and for more rental
housing. Other priorities that were identified include:
•

Swimming pool

•

Community centre

•

Gym / recreation facility

•

Park space

•

Rain covered public spaces

•

Artist centre / art space

•

Meeting places for organizations

•

Grocery store, retail shops and restaurants

CONSULTATION SUMMARY

Q. Do you agree with these priorities?
No response,
4%
Strongly
disagree, 7%
Somewhat
disagree, 9%

Unsure, 11%

Strongly
agree, 41%

Somewhat
agree, 28%
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Future Options
Three options for future development were prepared based on City objectives, city and local context and
community support for more transit-oriented development around the station.
Q. Which overall option best reflects the mix of building types and building heights appropriate for the JoyceCollingwood Station?
Option 1
25% preferred Option 1
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ensure liveability and sufficient services are provided
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Feel proposed heights are sufficient and appear to be more in
keeping with the existing built form; desire to limit heights to the
existing heights in the neighbourhood (i.e. Collingwood Village)

•

Some desire to limit changes to Joyce Street and Transition Area 1,
retaining single-family in all other proposed areas of change
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8% preferred Option 2
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•

Feel Option 2 is a good compromise between densification and
maintaining existing character as it provides greater density with a
reasonable mix of housing types

•

Feel the inclusion of towers and mid-rise buildings has potential
to increase walkability and safety by providing ‘more eyes on the
street’
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36% preferred Option 3
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Feel future population growth can be accommodated considering
proximity to major transit service and planned improvements, and
Option 3 provides the greatest opportunity for growth potential

•

Feel increased density would bring more life to the area and
possibly amenities and safety

•

Some desire to increase options on Vanness Avenue and the
transition areas
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Feel uses around the station should be maximized; opportunity to
build a vibrant, liveable, and sustainable community by increasing
housing options close to transit, providing a greater mix of land
uses, and focusing on pedestrians and public realm
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26% preferred None of the Options

4% indicated they Don’t Know

•

•

Uncertain about the options being put forth as there is no desire to
lose home to redevelopment

•

Concern over planning process; feel options are too complex to
fully understand in a short period of time
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Concerns over reduced parking
and property values, increased
crime, loss of home and existing
character, and social impacts
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Transportation and Connections
Vanness Avenue

Lanes North of the Station

The width of Vanness Avenue will be reduced
in order to improve safety at the west station
house for all modes of transportation and to
accommodate the location of the continuation of
the BC Parkway under the SkyTrain guideway north
of the station house. As a result, two options were
proposed for Vanness Avenue:

Closing the lanes north of the SkyTrain station to
vehicle traffic and opening the lane east to Payne
Street are being considered to improve pedestrian
safety, better connect Joyce Street north and
south of the station, and to provide an opportunity
for public space.

•

Option 1: One way westbound vehicle
movement from the lane west of Joyce Street to
McGeer Street

Q. Do you support closing the lanes to vehicle
traffic and opening the lane east to Payne
Street?

•

Option 2: Full closure from the lane west of
Joyce Street to McGeer Street

Q. Which of the two options for Vanness do you
prefer?
27%

26%

25%

16%

No response,
4%

Strongly do
not support,
17%
Somewhat do
not support,
6%

Unsure, 25%

Strongly
support, 27%

Somewhat
support, 21%

5%

One way

Full
closure

Don't
know

None of
No
the
response
options

Respondents who supported changing Vanness
Avenue to a one-way street preferred the option
because it still allowed some vehicular movement,
thus preventing traffic from being forced onto
other streets and still providing access to McGeer
Street. Those who preferred the full closure
felt it was a better option for the public realm,
making it more pedestrian friendly and improving
accessibility to transit. Respondents who disagreed
with both options like the current two-way
traffic flow and would prefer Vanness Avenue be
widened.

CONSULTATION SUMMARY

Respondents who supported the lane closure felt
it would increase opportunities for public realm
improvements, making the area more attractive
for both pedestrians and cyclists, while improving
public accessibility, simplifying connectivity in the
area and increasing safety, particularly for CNIB
and the YMCA. Those who did not support the
lane closure did not see the benefits of closing the
lane and were concerned with increased traffic and
noise.
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3.1

Open House #3: February 3 and 6, 2016

The third open house provided an opportunity to
review the Preferred Option for future development
and draft policies. Both Cantonese and Mandarin
interpretation was made available.
A paper comment form was available for feedback at
the open house and was provided at the Collingwood
Neighbourhood House with copies of the information
boards that were displayed at the open house. An
online survey was available through Talk Vancouver
from February 3 to March 4. Both the paper and
online forms were made available in Chinese. A total
of 262 people attended the open house on February
3, 180 people attended on February 6, and 210
comment forms were received (107 paper forms and
103 completed online). Of those totals, eight Chinese
paper forms and three Chinese online forms were
submitted.

Land Use, Building Types and Heights
The preferred option envisions expanding the transitoriented development initiated by the creation of
Collingwood Village in the 1990s. New buildings
would be primarily residential with more localserving retail, services and office space focused
on Joyce Street around the SkyTrain station. The
preferred option consists of a range of building
types and heights, including mixed-use towers at the
station, mid-rise buildings, six-storey and four-storey
apartment buildings, and townhouses.
Those who strongly agreed with the land uses and
building types and heights, as illustrated in the
preferred option, generally felt that density was
necessary to see a community grow and thrive, in
that it provides opportunities for more amenities,
businesses and services, and more affordable
housing (e.g. family-oriented rental) within walking
distance of rapid transit, providing for more activity
in the core and therefore, a safer community. Some
felt tower heights were necessary to accommodate
future housing, residential was the priority as
opposed to office use, and that the proposed range
of building types increased housing options of which
seniors and families should be a focus.

Q. Do you agree with the future land use as
illustrated in the Preferred Option?
Unsure, 2%

Strongly
disagree, 31%

Somewhat
disagree, 7%
Neither agree
nor disagree,
5%

Strongly
agree, 32%

Somewhat
agree, 20%

Respondents who identified as in somewhat
agreement, supported densifying around the
station but were concerned with the impacts
on infrastructure (roads, sewers, transit, library)
and wanted to ensure there will be adequate
infrastructure to support the added growth. Some
felt that the building heights could be higher given
the proximity to a rapid transit station.
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Those who somewhat disagreed with the preferred
option either felt there was not enough density
and height proposed, or felt the heights should
be limited to low-rise, ground-oriented forms,
preserving as much of the single-family character
as possible with density focused on Joyce Street at
a maximum height of 14 storeys to retain solar and
view access.
Respondents who strongly disagreed with the
preferred option considered Joyce-Collingwood to
be already highly populated and were concerned
about the potential impacts to existing resources
(amenities, healthcare, daycares, park space,
transit, schools, roads) and cited the lack of
benefits being proposed with the additional
population and lack of green space in typical
tower developments. There were concerns over
the loss of both existing affordable housing and
commercial spaces, and a general feeling that
displacement will occur in this lower income, high
immigrant populated area. There were concerns
regarding road widths being insufficient to support
the proposed building heights, resulting in an
unfriendly pedestrian realm. As well, there were
specific concerns regarding Joyce Street being a
truck route as it impacts pedestrian safety (transit
riders, schools, daycare, Neighbourhood House,
church, etc.) and creates noise from revving
engines due to the topography (which would
impact new residential developments). Overall,
there was a desire to lower all building heights
proposed and suggested that towers be limited to
existing heights in Collingwood Village.

Q. Do you agree with the proposed mix of
building types and heights?
Unsure, 1%

Strongly
disagree, 31%

Strongly
agree, 28%

Somewhat
agree, 21%
Somewhat
disagree, 10%
Neither agree
nor disagree,
6%

Local Shopping and Retail
While Kingsway will remain the commercial
focus for the larger Renfrew-Collingwood
neighbourhood, there is a desire in the community
to have more local service shops and services on
Joyce Street in order to provide a broader range of
shops within walking distance of the station, meet
the needs of a growing and diverse population,
create a more active and vibrant local shopping
street, and create a more physically and socially
connected neighbourhood with opportunities for
improved public life. However, there continued to
be concern for recognition of the existing local
businesses and potential displacement with new
development.

Q. Do you agree with the draft local retail and
shopping policies?
Unsure, 4%

Strongly
disagree, 16%
Somewhat
disagree, 8%

Neither agree
nor disagree,
5%

CONSULTATION SUMMARY

Strongly
agree, 40%

Somewhat
agree, 23%
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Housing
The preservation, renewal and growth of
affordable housing in Joyce-Collingwood
has been identified as a priority community
need. Many respondents had emphasized the
need for affordable family-oriented housing
(i.e. two- to three-bedroom units, as well as,
ground-oriented building forms). Generally, the
need for more affordable housing, including
rental, seniors, social and family-oriented, were
identified. Many had strong concerns regarding
potential displacement of residents, including
seniors, renters and single-family homeowners,
and concerns with increased costs and smaller
unit sizes associated with new development,
Some felt that requirements to include social
housing and family-oriented units in new
developments should be specified in the Plan.

Q. Do you agree with the draft housing policies?
Unsure, 4%

Strongly
disagree, 18%

Strongly
agree, 33%

Somewhat
disagree, 9%

Neither agree
nor disagree,
7%

Somewhat
agree, 24%

St. Mary’s Parish Site
For the past few years, St. Mary’s Parish
has been considering options for school
replacement. In order to be included in the
planning review, the Parish has expedited their
school replacement planning and created a
proposal.
Respondents who agreed with the proposal
felt the development was a good opportunity
to rebuild the school and Columbus Tower.
However, there was great concern over the
displacement of the seniors and increased
traffic and parking issues. Some preferred
lower building heights to encourage social
engagement and a communal atmosphere.

Q. Do you think the mix of uses and building
types proposed for the St. Mary’s Parish site is
appropriate?
Unsure, 7%
Strongly
disagree, 11%

Somewhat
disagree, 6%

Strongly
agree, 38%
Neither agree
nor disagree,
14%

Somewhat
agree, 21%
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Option for Vanness Avenue
The long-term plans for Joyce-Collingwood
Station will require changes to Vanness Avenue
between the lane west of Joyce Street and
McGeer Street. Two-way traffic in this area will
no longer be possible. As such, two options are
being considered - Vanness Avenue becomes
a one-way (westbound) street or is fully closed
to traffic in both directions. These options
will result in some of the Vanness Avenue
traffic finding alternate routes through the
neighbourhood on streets such as Wellington
Avenue and Euclid Avenue.

Q. Given the pros and cons of each option, which
of the two options for Vanness do you prefer?
44%

23%

23%

Those who did not respond were in strong
disagreement with both options as they were
concerned with traffic being rerouted to other
streets.

10%

One-way

Full
closure

Don't
know

No
response

•
Key
Issues
•

Desire for more affordable housing (i.e.
rental housing, seniors, family-oriented
units, social housing)

•

A mix of responses on density and height:
-

not enough density and height

-

density and height increases should be
limited to Joyce Street, no taller than
Collingwood Village, with remaining
area as single family

-

•

Q. Overall, do you agree with the materials and
policies presented at this Open House?

more ground-oriented building forms
for families (i.e. townhouses, rowhouses
and duplexes) instead of apartment
buildings

Unsure,
8%

Need more amenities (i.e. grocery store,
community centre, pool, gym)

•

Concern over impacts to existing
infrastructure (i.e. roads, sewer, transit,
library)

•

Concern over displacement
(i.e. single-family homeowners, renters,
seniors, business owners)

•

Concern for immigrants and low-income
population

•

Desire for an expanded study area

•

Desire for more consultation

CONSULTATION SUMMARY

Strongly
agree, 27%
Strongly
disagree, 25%

Somewhat
agree, 22%
Somewhat
disagree, 9%
Neither agree
nor disagree,
4%
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4.1

Plan Talks: April 6, 2016

A learning session was held on April 6, 2016 to provide an
overview of the Station Precinct Plan and have in-depth
discussions on transportation and pedestrian connections,
housing affordability, amenities, and building types and
heights. The event was a collaboration with the Collingwood
Neighbourhood House and other organizations. Approximately
100 people were in attendance.

4.2 Open House #4: April 13, 2016
The final open house was held on April 13, 2016 to share the
proposed zoning changes to permit duplex, townhouse, and fourstorey apartment buildings in the Transition Areas. An addressed
letter (in English and Chinese) was mailed to property addresses
within the affected areas. Approximately 80 people attended the
event.

4.3 Collingwood Days Festival: May 28, 2016
Staff participated in the Collingwood Days Festival to talk about
the draft plan, share the 3-D model illustrating future change
and answer questions. Unfortunately, the event ended early
due to poor weather conditions but staff was able to speak to
approximately 15 people about the draft plan.

4.4 Plan Release Tent Event: June 1, 2016
Staff hosted an outdoor event at the Collingwood Neighbourhood
House to talk about the draft plan, share the 3-D model illustrating
future change and answer questions. Approximately 50 people
were attendance.
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Joyce Collingwood Station Precinct Plan
URBAN DESIGN PANEL
Urban Design Panel Minutes, November 4, 2015
EVALUATION: NON-VOTING WORKSHOP
Introduction: Ann McLean, Development Planner, and Paula Huber, Rezoning Planner, noted
that this development focuses on the area around Joyce-Collingwood station. It exists
between Wellington Avenue and Euclid Avenue, and goes from the station west to Rupert
Street. The primary focus is on Joyce Street and along Vanness Avenue.
The panel is asked to comment on land use, density, building form, connections, public
spaces, and amenities needed to support growth.
To that end, three options are proposed, with all options proposing towers on all corners of
Joyce and Vanness Streets. A 16-storey tower currently exists at the south corner.
The three additional sites have different suitability for accommodating towers, based on:
•
•
•

site size;
adjacencies and
shadowing considerations.

It is believed that the west site can accommodate the highest tower as it is the largest site
and its shadows lie primarily across the tracks. The north corner is the next largest site, with
existing towers to the north. The east corner is the smallest site and has an existing context
of single family dwellings.
Option 1 proposes change to 6 storeys and townhouses to accommodate higher buildings on
Joyce. From an urban design point of view, a stepping/varied skyline was desirable. Heights of
buildings were separated by three-storeys; similar to the approach at Cambie and Marine
Drive.
Option 1
•
•
•
•

The heights proposed in Option 1 are similar to those in Collingwood Village – 20-2326:
Joyce Street - 6 storeys (currently 4 storey zones) – with some higher midrise to 12
storeys
Vanness Street – 6 storeys (current 3-4 storey CD-1 zones)
Transition areas – primarily townhouse, with 4 – 6 storeys adjacent to higher buildings

Option 2
•
•
•

Explores higher towers at corner – 24-27-30
Lower towers introduced on Joyce and Vanness
Transition area 2 – 4 storey apartment buildings
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Option 3
•
•
•

Looks at tower heights similar to more recently proposed transit oriented development
29-32-35
Incorporates the proposed height of a rezoning application received for 5050 Joyce St
Lower towers are introduced into Transition area 3

Advice from the Panel on this application is sought on the following:
1. Does the scale of the towers proposed respond to the:
a. City-wide context of transit-orientated development?
b. Surrounding area context?
2. In consideration of the scale of the towers proposed, a focus on mid-rise, are the
scales and types of buildings proposed in the transition areas appropriate?
3. Are the proposed public realm improvements and enhanced connections appropriate to
achieve an active and vibrant station area?
Discussion Points: In considering the first question, further research into what is working on
other transit-oriented and non-transit-oriented developments was recommended. Are they
successful and if so, why? This will provide some clues as to what approach would be best
here.
•
•
•
•

There was varied opinion In terms of transitional forms. Suggestions included:
Less transition and an increase in the number of taller buildings along Vanness Avenue;
A high-rise at the tower but a mid-rise as it spreads out along the street; • High-rises
along the tracks; and,
A comment that high-rises might not be the answer.

It was also suggested that an epicenter of energy be created around the station and along
Joyce. This might be achieved with the buildings surrounding the station, and possibly with
four buildings of equal height creating a square around the station. The Panel agreed that
having a variety of heights and different designs is interesting and preferred.
Creating a sense of place was strongly agreed to be paramount to the development, and a
challenge to be explored further. It was felt that Joyce needs to be developed and beautified
as a street to create a walkable neighbourhood. Suggestions included exploring a location for
a town square, widening the street and creating a greenway.
Due to the proximity of Kingsway, and the variety of shops available, neighbours tended to
shop there and at Metrotown. It was felt that creating a retail hub, which included cafes and
a supermarket, would assist in creating community and activate the street. The challenge was
to get the right density to attract retailers.
Other challenges identified included development of the bus interchange, and identifying
what the space under the guideway could be used for.
*****
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Joyce Collingwood Station Precinct Plan
URBAN DESIGN ANALYSIS
The Joyce Station Area Plan was approved in 1987 and resulted in recommendations to change
land use and built form in the Joyce-Collingwood Station area. Large industrial sites close to
the station to the northwest and southeast were redeveloped into higher density residential
and mixed use communities. Smaller redevelopments occurred west of the station along
Vanness Avenue, but the properties immediately adjacent to the station, with the exception
of the southwest corner, have remained with modest-scale mixed-use zoning.
The Station Area Plan intended to strengthen the shopping area and encourage housing above
shops, but maintain Kingsway as the primary shopping area. In the past 20 years only a limited
amount of lower-scaled buildings have been built.
Currently, the Joyce-Collingwood Station is undergoing expansion and improvements to
accommodate increased transit capacity. The highly suitable location of the sites adjacent to
the transit station and on a neighbourhood commercial street warrants reconsideration of the
current zoning.
Tower Heights
Consideration of height and form of development on the most proximate sites to the JoyceCollingwood Station has been reviewed in context of:
1.
2.
3.

Metro Vancouver Region
Vancouver and Rapid Transit
Local Surroundings

Metro Vancouver Region
In recent years there has been growing interest and recognition of the desirability and
benefits of living near transit – particularly rapid transit systems such as the SkyTrain and
Canada Lines. Recent directions set at major station sites in the lower mainland reflect a
general trend towards more intense development and greater height.
Rapid transit stations at Municipal Town Centres in the Metro Vancouver Region include
proposals for mixed-use developments with heights up to 45 storeys at Oakridge Centre in
Vancouver, and 70 storeys at Burnaby’s Brentwood Station. Recent approvals in Burnaby’s
Regional Town Centre at Metrotown, just two station stops from Joyce-Collingwood, include
heights from 35 to 57 storeys.
Vancouver and Rapid Transit
Downtown Vancouver is well-served with four rapid transit stations. Residential tower
development in Vancouver’s downtown over the past two decades has typically been up to
about 300 to 350 ft. in height, and more recently range upwards to 600 ft. and 58 storeys.
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Outside the downtown, on sites associated with rapid transit, Vancouver has approved a mix
of building types including towers at Marine Landing, on the Canada Line, up to 35 storeys.
Local Surroundings
Joyce- Collingwood Station is located at the intersection of Joyce Street and Vanness Avenue,
with the Sky Train guideway running in alignment with Vanness Avenue. Joyce Street is a
secondary arterial and truck route. The 1987 Joyce Station Area Plan created opportunity for
several large site developments that resulted in Collingwood Village, a mixed use community,
to the southwest of the station, with residential tower heights up to 26 storeys (236 ft.). A
multi-building residential development, Ascot Place, was constructed to the northwest,
including residential buildings up to 14 storeys. Recent approvals in the area include the Wall
Centre Central Park with tower heights up to 31 storeys (279 ft.).
The sites immediately adjacent to the station are currently developed with one-, two- and
three-storey buildings to the north, east and west. The current C-2C zoning would permit 4
storeys. The site to the south of the station has a 16-storey mixed use building that was
constructed in 1998 through rezoning.
Figure 1 ― The station quadrant
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The intersection of Joyce Street, the east-west guideway alignment and the variety of
building types around the station, effectively create four differing quadrants. The
neighbouring contexts vary at each quadrant with high and mid-rise to the northwest and
southeast, as noted above, a mix of mid- and low-rise to the southwest and primarily singlefamily dwellings to the northeast.
This contextual variety, including the presence of a 16-storey (157 ft.) tower inspired a
proposal for a variety of tower heights on the three remaining corners, responding uniquely to
their adjacent contexts. This approach has been used in other tower groupings in Vancouver,
such as at Marine Station, to create a varied skyline when viewed from a distance. To improve
the relationship of new towers to the variety of building types and heights already present,
additional building types with transitional heights were recommended in the areas
surrounding the intersection.
Figure 2 — Transitional heights

Three options for tower heights were proposed in October 2015, including tower heights of
20/23/26 storeys (Option 1), 24/27/30 storeys (Option 2) and 29/32/35 (Option 3) storeys.
Consultation with the neighbourhood revealed concern with the tower heights proposed.
While some supported the highest tower heights, many suggested the towers stay in the range
at Collingwood Village (16 to 26 storeys). Other concerns were raised with regard to proposed
streetwall heights, and mid-rise heights in the transitional areas.
A preferred option was presented with tower heights of 260 ft., 290 ft. and 320 ft. These
heights are reflective of approximately 26, 29 and 32 storeys, noting that floor-to-floor
heights can vary the number of storeys possible within the height. Adjustments were also
made to reduce the proposed Joyce Street building heights, and the number of mid-rise
buildings proposed in the transitional areas.
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Figure 3 ― Proposed J1 subarea

While this proposal addressed many concerns, there were still many comments that requested
lower tower heights, including those suggesting that heights should not exceed that of the
recently approved Wall Centre Central Park. This development, located at Boundary Road and
Vanness Avenue, consists of two towers and mid-rise buildings. The two towers are different
heights, and the steeply sloping grade makes the tower on the higher part of the hill the
highest building from a geodetic perspective. The heights for these buildings were designed to
be compatible with the notable Telus building at Boundary Road and Kingsway, and to avoid
the complication of the sloping grades, were assigned a geodetic height of 189.5 m. Geodetic
height is measured from sea level, rather than from the ground adjacent to the building. This
results in tower heights up to approximately 279 ft. based on the adjacent grade.
Figure 4 — Tower heights

In reviewing these concerns, staff reviewed the vantage points from which the proposed
towers would be viewed, including along Joyce Street, the SkyTrain guideway and Gaston
Park. There were no more distant points identified from which the towers were highly visible.
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From the more immediate vantage points the proposed variety in heights was not especially
discernable. To respond to the concerns about height and still visually mark the importance of
the station, without reducing the opportunity for housing, a height to match the Wall Centre
at 189.5 m is proposed for all towers. This will result in the towers adjacent to the station
having the same height at their tops. Measured from grade, this results in heights of
approximately 290 ft. to 300 ft.
Figure 5 ― Varied tower heights looking south on Joyce Street from Price Street

Figure 6 — Tower heights set to geodetic height looking south on Joyce Street from Price Street

Solar Access
Natural light is important to the enjoyment and success of public spaces. The proposed
building heights and locations were reviewed to understand the resulting impacts to sunlight
access in the area. The streets in the area are skewed from the north-south street grid and
this alignment helps to mitigate the impact of shadows. Specifically, on the east side of Joyce
Street, the tower proposed to the northeast of the SkyTrain station will produce a shadow at
2 pm during the equinox that will fall largely on buildings fronting Joyce Street rather on the
neighborhood. During the later afternoon, a longer shadow will fall on the properties to the
east and extend north to Wellington Avenue but will pass quickly, meaning that most lots will
be impacted for one hour or less in the afternoon/evening.
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The new tower proposed at the northwest corner is immediately adjacent to two existing
mid-rise buildings. Morning shadows from the new tower will only minimally increase the
shadow beyond that already created by the 14-storey buildings on Ascot Place. Afternoon
shadows will fall mainly along the buildings on the west side of Joyce at 2 pm in the
afternoon and then move across Joyce Street west to east in the later afternoon.
The tower proposed at the southwest corner of the station will produce shadows that will
impact Vanness Avenue and the SkyTrain guideway in the morning at 10 am and will align with
the buildings north on Joyce Street at 2 pm. In the later afternoon, this tower will cast long
shadows but they will largely impact Vanness Avenue and the SkyTrain guideway and will
overlap with shadows already cast by the existing Centro building (16 storeys) at the
southeast corner of Joyce Street and Vanness Avenue.
Figure 7 ― Shadow Analysis: 10AM
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Figure 8 ― Shadow Analysis: 12PM

Figure 9 ― Shadow Analysis: 2PM

Tower Plates and Separation
To assist with solar access, the floor plates for both the towers and the mid-rise buildings are
limited. The tower floors are recommended at a maximum width of 100 ft. The shallow lots in
this area will result in building depths of approximately 70 ft. This creates a floor plate size
that is consistent with the recommended floor plate sizes in Collingwood Village, which range
from about 6,500 sq. ft. to 7,500 sq. ft., with the smaller floor plates at the higher levels.
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In order to allow light between the towers and ensure livability for existing and future
residents, the tower and mid-rise buildings must be separated by at least 80 ft. The width of
Vanness Avenue and the SkyTrain guideway means that the towers to the north and south of
Vanness Avenue will be separated by a minimum of 185 ft. Joyce Street has a width of 80 ft.
With the setbacks required for adequate sidewalk width at the station and additional setbacks
from the building base, towers to the east and west of Joyce Street will be separated by at
least 100 ft. This is an unusual condition in this area, where towers in Collingwood Village
enjoy greater separation, however it is limited to the buildings immediately adjacent to the
station, and, along with the higher heights, contributes to distinguishing the station location.
Transition Areas
In addition to towers, other building types with transitional heights were recommended in the
areas surrounding the station. Mid-rise buildings with heights from 120 ft. to 150 ft. are
proposed to the northwest and northeast of the station. These complement the existing
mid-rise buildings existing generally within a block of the station. These mid-rise buildings
also have recommended floor plate limitations and offset placement to assist with their fit off
the commercial street.
Six- and four-storey buildings, as well as townhouse buildings are recommended as a
transition to the single-family areas that will remain. The six-storey buildings are generally
proposed in locations that had previously been zoned for four-storey buildings adjacent to the
SkyTrain guideway. The four-storey buildings and townhouses will follow zoning and guidelines
existing in similar neighbourhood areas adjacent to single-family residences.
Conclusion
Staff consider that the building type and height range proposed is appropriate for the JoyceCollingwood Station Precinct considering its place and role in the city as a transit-oriented
neighbourhood. From a local perspective, the proposed taller heights create an emphasis for
Joyce-Collingwood Station, and the transitioning heights complete the built-form interface
with the neighbourhood that was started by the Joyce Station Area Plan.

*****
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SERVICE AREA MAPS
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New RM-7, RM-7N and RM-7AN Districts Schedule
and related and consequential amendments
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-Law to amend Zoning and Development By-law No. 3575
to create a new district
in accordance with the Joyce-Collingwood Station Precinct Plan
1.

This by-law amends the indicated provisions of the Zoning and Development By-law.

2.

This by-law amends the Zoning District plan attached as Schedule D to By-law No.3575,
and amends or substitutes the boundaries and districts shown on it, according to the
amendments, substitutions, explanatory legends, notation, and references shown on
the plans marginally numbered Z-( ) and Z-( ), attached as Schedule A to this by-law,
and incorporates Schedule A into Schedule D to By-law No. 3575.

3.

In section 3.2.6, Council deletes “RM-7 and RM-7N” and replaces with “RM-7, RM-7N
and RM-7AN”.

4.

In section 5.14, in the paragraph in Column B which is opposite paragraph 2, Council
deletes “RM-7 and RM-7N” and replaces with “RM-7, RM-7N and RM-7AN”.

5.

In section 9.1, under the heading Multiple Dwelling, Council replaces “RM-7 and RM7N” with “RM-7, RM-7N and RM-7AN”.

6.

Council amends the “RM-7 and RM-7N” District Schedules to include new district RM7AN attached to this by-law as Schedule B.
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Schedule B
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend the RM-7 and RM-7N Districts Schedule
1.

This By-law amends the indicated provisions of the RM-7 and RM-7N Districts Schedule.

2.

Council renames the RM-7 and RM-7N Districts Schedule the “RM-7, RM-7N and RM-7AN
Districts Schedule”.

3.

In Section 1 “Intent”, Council inserts immediately after the first sentence, the
following:
“In RM-7AN, this includes courtyard rowhouses.”.

4.

In Section 1 “Intent”, Council strikes the sentence “The RM-7N Districts differ from the
RM-7 District, because it requires noise mitigation for dwelling units fronting arterial
street.”, and replaces it with the following:
“The RM-7N and RM-7AN Districts differ from the RM-7 District, because they
require noise mitigation for dwelling units fronting arterial streets or in
proximity to a rapid transit guideway.”.

5.

In section 4.6, Council inserts “in RM-7 and RM-7N” after “not applicable” and adds:
“4.6.1 A rear yard with a minimum depth of 1.8 m must be provided. Where the
rear property line abuts a lane that is only partially dedicated, or where a lane
dedication is required, the rear yard must be measured from the ultimate rear
property line.
4.6.2 Notwithstanding the provisions of section 10.7.1 (b) of this By-law, eaves
and gutters or other similar projections as determined by the Director of
Planning may project into a minimum rear yard to a maximum of 1.0 m
measured horizontally.”.

6.

In Section 4.7.5 (h) (i) Council adds, immediately after the words “side property line
or rear property line”, the following:
“common open space,”.
*****
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New RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN Districts Schedule
and related and consequential amendments
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-Law to amend Zoning and Development By-law No. 3575
to create a new district
in accordance with the Joyce-Collingwood Station Precinct Plan
1. This by-law amends the indicated provisions of the Zoning and Development By-law.
This by-law amends the Zoning District plan attached as Schedule D to By-law No.3575,
and amends or substitutes the boundaries and districts shown on it, according to the
amendments, substitutions, explanatory legends, notation, and references shown on
the plans marginally numbered Z-( ) and Z-( ), attached as Schedule A to this by-law,
and incorporates Schedule A into Schedule D to By-law No. 3575.
2. In section 3.2.6, Council deletes “RM-9, RM-9A, RM-9N and RM-9AN” and replaces with
“RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN”.
3. In section 5.14, in the paragraph in Column B which is opposite paragraph 2, Council
deletes “RM-9, RM-9A, RM-9N and RM-9AN” and replaces with “RM-9, RM-9A, RM-9N, RM9AN and RM-9BN”.
4. In section 9.1, under the heading Multiple Dwelling, Council replaces “RM-9 and RM-9N”
with “RM-9, RM-9N and RM-9BN”.
5. Council amends the “RM-9, RM-9A, RM-9N and RM-9AN” District Schedules to include new
district RM-9BN attached to this by-law as Schedule B.
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Schedule B
Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend the RM-9, RM-9A, RM-9N and RM-9AN Districts Schedule
1.

This By-law amends the indicated provisions of the RM-9, RM-9A, RM-9N and RM-9AN
Districts Schedule.

2.

Council renames the RM-9, RM-9A, RM-9N and RM-9AN Districts Schedule the “RM-9,
RM-9A, RM-9N, RM-9AN and RM-9BN Districts Schedule”.

3.

In Section 1 “Intent”, Council strikes the words “In the RM-9 and RM-9N Districts” from
the second sentence, and replaces them with the following:
“In the RM-9, RM-9N and RM-9BN Districts”.

4.

In Section 1 “Intent”, Council strikes the last sentence, and replaces it with the
following:
“The RM-9N, RM-9AN and RM-9BN Districts differ from the RM-9 and RM-9A
Districts in that they require evidence of noise mitigation for residential
development in close proximity to arterial streets or a rapid transit guideway.”.

5.

In section 3.2.R, Council adds “Retail Store existing as of ENACTMENT DATE, but only
in the RM-9BN District.”.

6.

In Section 4.2.1 (a), Council strikes “and RM-9N” and replaces it with “, RM-9N and
RM-9BN”.

7.

In Section 4.4.1 (a), Council strikes “and RM-9N” and replaces it with “, RM-9N and
RM-9BN”.

8.

In Section 4.7.1, Council strikes “and” from the end of 4.7.1 (a), strikes the “.” from
the end of 4.7.1 (b) and replaces it with “; and” and adds a new 4.7.1(c) as follows:
“(c)

0.70 for all uses in the RM-9BN District.”.

9.

In Section 4.7.2 , Council strikes “and RM-9N” and replaces it with “, RM-9N and RM9BN”.

10.

In Section 4.7.3 , Council strikes “and RM-9N” and replaces it with “, RM-9N and RM9BN”.

11.

In section 4.7.4, Council strikes the section and replaces it as follows:
“4.7.4 For the purposes of section 4.7.3, affordable housing share means:
(a) In RM-9 and RM-9N, $108 per m2 to a maximum floor space ratio of 1.20;

APPENDIX H
PAGE 6 OF 6
(b) In RM-9 and RM-9N, $592 per m2 for any increase in floor space ratio above
1.20; and
(c) In RM-9BN, $32.29 per m2 to a maximum floor space ratio of 2.0.”
12.

In section 4.7.5, Council strikes the section and replaces it as follows:
“4.7.5 For the purposes of section 4.7.3, amenity share means:
(a) In RM-9 and RM-9N, $108 per m2 to a maximum floor space ratio of 1.20;
(b) In RM-9 and RM-9N, $592 per m2 for any increase in floor space ratio above
1.20; and
(c) In RM-9BN, $32.29 per m2 to a maximum floor space ratio of 2.0.”

13.

In section 4.7.10, Council inserts a new heading as follows:
“Floor Area and Density in RM-9, RM-9N, RM-9A, RM-9AN and RM-9BN”.

14.

In Section 4.10.4(b)(i), Council strikes “and RM-9N” and replaces it with “, RM-9N and
RM-9BN”.
*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend CD-1 (219) By-law No. 6322
1.

Council deletes section 3.4 and re-numbers section 3.5 as section 3.4.

2.

In section 6.3, Council deletes the words “and across the lane between Rupert and
Spencer Streets”.

3.

In section 9, Council deletes the words “for that portion of the site between McHardy
and Spencer Streets, and from the lane between Spencer and Rupert Streets for the
balance of the site”.

4.

Council strikes out Schedule A and substitutes the following:
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) are rezoned:

RZ- 3221-3263 Clive Avenue, 3240-3244 Vanness Avenue
& 4914-4928 Spencer Street
City of Vancouver

map: 1 of 1
scale: NTS

date: 2016-05-16
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend Sign By-law No. 6510
1.

In Section 9.2, under the heading “Residential Areas – SCHEDULE A”, Council deletes
the words “RM-7 and RM-7N” and replaces them with the following words: “RM-7, RM7N and RM-7AN”.
*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend Sign By-law No. 6510
1.

In Section 9.2, under the heading “Residential Areas – SCHEDULE A”, Council deletes
the words “RM-9, RM-9A, RM-9N and RM-9AN” and replaces them with the following
words: “RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN”.
*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend the Parking By-law No. 6059
with regard to parking for the RM-7, RM-7N and RM-7AN Districts Schedule
1.

2.

In Section 4 – Table of Number of Required and Permitted Accessory Parking Spaces,
Council:
(a)

amends section 4.2.1.3, under COLUMN 1 – BUILDING CLASSIFICATION, by
inserting, between “RM-7N,” and “RM-8,”, the words, “RM-7AN,”; and

(b)

amends section 4.2.1.4:
(i)

under COLUMN 1 – BUILDING CLASSIFICATION by deleting the words
“Multiple Dwelling in RM-7 and RM-7N (not including Rowhouse)”, and
replacing with “Multiple Dwelling in RM-7, RM-7N and RM-7AN (not
including Rowhouse)”

(ii)

under COLUMN 1 – BUILDING CLASSIFICATION by striking out the words
“Principal Dwelling Unit with a Lock-off Unit in RM-7, RM-7N, RM-8, RM8N, RM-9, RM-9A, RM-9N and RM-9AN” and substituting “Principal
Dwelling Unit with a Lock-off Unit in RM-7, RM-7N, RM-7AN, RM-8, RM8N, RM-9, RM-9A, RM-9N and RM-9AN”.

In Section 6 – Table 6.2 Table of Number of Required Off-Street Bicycle Spaces,
Council:
(a)

Amends section 6.2.1.3, under Column 1 – Building Classification, by striking
out “RM-7 and RM-7N” wherever it appears, and replacing with “RM-7, RM-7N
and RM-7AN”.

(b)

Amends section 6.2.1.7, under Column 1 – Building Classification, by inserting,
between “RM-7N,” and “RM-8”, the words “RM-7AN,”.
*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend the Parking By-law No. 6059
with regard to parking for the RM-9, RM-9A, RM-9N, RM-9AN and
RM-9BN Districts Schedule
1.

2.

In Section 4 – Table of Number of Required and Permitted Accessory Parking Spaces,
Council:
(a)

amends section 4.2.1.3, under COLUMN 1 – BUILDING CLASSIFICATION, by
inserting, after “RM-9AN,”, the words, “RM-9BN,”; and

(b)

amends section 4.2.1.4:
(i)

under COLUMN 1 – BUILDING CLASSIFICATION by deleting the words
“Multiple Dwelling in RM-8, RM-8N, RM-9 and RM-9N (not including
Rowhouse)”, and replacing with “Multiple Dwelling in RM-8, RM-8N, RM9, RM-9N and RM-9BN (not including Rowhouse)”

(ii)

under COLUMN 1 – BUILDING CLASSIFICATION by striking out the words
“Principal Dwelling Unit with a Lock-off Unit in RM-7, RM-7N, RM-7AN,
RM-8, RM-8N, RM-9,RM-9A, RM-9N and RM-9AN” and substituting
“Principal Dwelling Unit with a Lock-off Unit in RM-7, RM-7N, RM-7AN,
RM-8, RM-8N, RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN”.

In Section 6 – Table 6.2 Table of Number of Required Off-Street Bicycle Spaces,
Council:
(a)
(b)

Amends section 6.2.1.3, under Column 1 – Building Classification, by striking
out “RM-9 and RM-9N”, and replacing with “RM-9, RM-9N and RM-9BN”.
Amends section 6.2.1.7, under Column 1 – Building Classification by striking out
“and RM-9AN” and inserting the words “RM-9AN and RM-9BN”.
*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend Subdivision By-law No. 5208
regarding the RM-7, RM-7N and RM-7AN Districts Schedule
1.

Council amends the RS-1, RS-3, RS-3A, RS-5 and RS-6 maps forming part of Schedule A
of the Subdivision By-law to delete the RS-1 areas being rezoned to RM-7AN by
deleting therefrom the properties shown in black outline on Schedule A to this By-law,
in accordance with the explanatory legends, notations, and references incorporated
therein.

2.

Council amends Table 1 of Schedule A of the Subdivision By-law by inserting, in the
appropriate alphabetical and numerical order, standards for RM-7AN, as follows:

RM-7AN
3.

District

Minimum Parcel Width

Minimum Parcel Area

Multiple Dwelling

40 ft. [12.192 m]

4,800 sq. ft. [445.935 m2]

Council amends Table 2 of Schedule A of the Subdivision By-law by inserting, in the
appropriate alphabetical and numerical order, standards for RM-7AN, as follows:

RM-7AN

District

Minimum Parcel Width

Minimum Parcel Area

Multiple Dwelling

30 ft. [9.144 m]

3,000 sq. ft. [278.709 m2]

*****
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Note: A By-law will be prepared generally in accordance with the provisions listed below,
subject to change and refinement prior to posting.
A By-law to amend Subdivision By-law No. 5208
regarding the RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN Districts Schedule
1.

Council amends the RS-1, RS-3, RS-3A, RS-5 and RS-6 maps forming part of Schedule A
of the Subdivision By-law to delete the RS-1 areas being rezoned to RM-9BN by
deleting therefrom the properties shown in black outline on Schedule A to this By-law,
in accordance with the explanatory legends, notations, and references incorporated
therein.

2.

Council amends Table 1 of Schedule A of the Subdivision By-law by inserting, in the
appropriate alphabetical and numerical order, standards for RM-9BN, as follows:

RM-9BN
3.

District

Minimum Parcel Width

Minimum Parcel Area

Multiple Dwelling

40 ft. [12.192 m]

4,800 sq. ft.
[445.935 m2]

Council amends Table 2 of Schedule A of the Subdivision By-law by inserting, in the
appropriate alphabetical and numerical order, standards for RM-9BN, as follows:

RM-9BN

District

Minimum Parcel Width

Minimum Parcel Area

Multiple Dwelling

30 ft. [9.144 m]

3,000 sq. ft.
[278.709 m2]

*****
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RM-7AN GUIDELINES
DRAFT
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1

Application and Intent
These guidelines are to be used in conjunction with the RM-7AN District Schedule of the
Zoning and Development By-law.
The RM-7AN District Schedule includes “multiple dwelling” and “freehold rowhouses” as
conditional uses. In this zone, a multiple dwelling may take the form of a stacked townhouse, a
courtyard rowhouse or a strata rowhouse development. Freehold rowhouses are listed as a
separate use, however, strata rowhouse and freehold rowhouse developments follow the same
regulations and guidelines. Throughout the RM-7AN Guidelines, they are simply referred to as
“rowhouses”.
The main difference between a strata rowhouse and a freehold rowhouse development is the
minimum width of the rowhouse. In order to provide services (e.g. water, sewer, gas) to a
freehold rowhouse and subdivide the development into fee simple lots, a minimum lot width
and frontage of 5.0 m (16.4 ft.) is required.
The developer needs to decide at the initial stage of the application whether a rowhouse
development will be freehold or strata. For freehold rowhouse developments, additional zoning
regulations in Section 11.25 of the Zoning and Development By-law need to be met.

1.1

Intent

The intent of these guidelines is to:
(a)

(b)
(c)
(d)

(e)
(f)
1.2

Encourage the development of ground-oriented, medium-density multiple dwellings in
the form of rowhouses, courtyard rowhouses and stacked townhouses, the majority of
which are suitably sized for families (i.e. two- and three-bedroom units). Rowhouses can
be strata titled or subdivided into freehold rowhouses – they are simply referred to as
rowhouses throughout this document;
Ensure a high level or activation of residential street life;
Ensure neighbourliness while recognizing that the new development’s siting is not
intended to be the same as development under RS zoning;
Ensure a high standard of livability for all new dwelling units, including lock-off units.
Emphasis is placed on ground-oriented access, natural light and cross-ventilation, as well
as usable private outdoor space for each unit;
Ensure durable and sustainable design, while allowing architectural diversity rather than
prescribing any particular architectural character; and
Support the retention and renovation of pre-1940s houses that retain original character
elements and to permit infill one-family dwellings on these sites.

Application

These guidelines apply to most new conditional residential development, as well as significant
renovations or additions:
(a)
(b)
(c)
(d)

Multiple Dwelling, such as strata rowhouses (referred to as “rowhouses” in these
guidelines), courtyard rowhouses and stacked townhouses;
Freehold rowhouses (referred to as “rowhouses” in these guidelines);
Multiple Conversion Dwelling, other than those permitted outright in the RM-7AN
District Schedule;
Infill in conjunction with the retention of a pre-1940s house; and
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(e)

Two principal buildings (one duplex and one one-family dwelling or two one-family
dwellings) on a lot that backs or flanks onto a school or park, on a corner lot or on a lot
that is more than 52 m (170 ft.) deep.

On lots with one principal building only, i.e. lots with only a two-family dwelling, a two-family
dwelling with secondary suite, a one-family dwelling or a one-family dwelling with secondary
suite (and/or laneway house), these guidelines do not apply. One-family dwellings and
one-family dwellings with secondary suite as the only principal building on a site refer to RS-1.
Additional regulations apply for laneway housing, such as Section 11.24 of the Zoning and
Development By-law.
In situations where an applicant proposes an addition of less than 9.3 m² (100 sq. ft.) that is not
visible from the street, the application will only be evaluated against Sections 2 and 4 of these
guidelines.
2

General Design Considerations

2.1

Neighbourhood/Streetscape Character

The existing neighbourhood consists of single family homes and shows many characteristics of
a typical Vancouver single-family neighbourhood, such as a regular spacing of houses,
individual front yards, etc. New development should be compatible with the existing pattern
with respect to:
(a)

(b)
(c)

Providing a clear visible identity of dwelling units from the street through elements that
can be found in single family dwellings, such as individual front doors, porches, steps
and front yards;
Providing opportunities for social interaction between the public realm on the sidewalk
and the private home; and
Locating garages and vehicular access at the rear of the site.

2.2

Development Scenarios and Building Typologies

2.2.1

Development Scenarios
The RM-7AN zone provides an array of options for individual lots and consolidated sites, as
shown in Table 1.
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Table 1: Development Scenarios

Typical Lot
Characteristics
(A) Site area minimum
3,260 sq. ft. (303
m²)

(B) Site area minimum
3,260 sq. ft. (303
m²)

(C) Site area minimum
3,260 sq. ft. (303
m²)

Permitted Uses
•
•

One-family dwelling
One-family dwelling with secondary
suite and/or laneway house (per RS-1)

0.60-0.70 FSR +
laneway house;
subject to RS-1

•

Two-family dwelling (duplex ) (with
or without secondary suites)

0.75 FSR

Conversion of existing house (Multiple
Conversion Dwelling - MCD)

Existing FSR; up
to 0.90 FSR for
pre-1940
character
building
retention

•

•

Two principal buildings or infill with
existing one-family dwelling or
two-family dwelling on:
- sites where the rear or side
property line abuts a park or
school site, with or without the
intervention of a lane,
- corner sites, or
- sites with a lot depth of more than
52 m (170 ft.)

0.85 FSR

•

Infill with retention of pre-1940s
building*

0.90 FSR, of
which 0.20 FSR
can be
allocated to the
infill

•

Multiple dwelling in the form of
stacked townhouse (with option for
lock-off units)

0.90 FSR

•

Multiple dwelling in the form of three
rowhouses **(with option for lock-off
units)

(D) Site area minimum
3,260 sq. ft. (303
m²)

(E) Site area minimum
3,260 sq. ft. (303
m²)

(F) Site area minimum
3,260 sq. ft. (303
m²) and minimum
lot width 32 ft. (9.8
m)
(G) Site area minimum
3,260 sq. ft. (303
m²) and minimum
lot width of 48 ft.
(14.6m)
(H) Site area minimum
4,790 sq. ft. (445
m2) and lot width
minimum 42 ft.
(12.8 m)
(I) Site area minimum
4,790 sq. ft. (445
m2) and lot width
minimum 62 ft.
(18.9 m)

Maximum
Allowable
FSR

•

Multiple dwelling in the form of
stacked townhouses (with option for
lock off units)

•

Multiple dwelling in the form of a
minimum of four rowhouses ** (with
option for lock-off units)

Notes
• RS-1 District
Schedule applies
• RM-7AN
Guidelines do
not apply
• Each ½ Duplex
may contain one
secondary suite
• No guidelines,
but section 4.17
in District
Schedule applies
• MCD to two

units outright

• MCD to max 3

units conditional

• RM-7AN

Guidelines apply

• Number of units

determined by
site area and
width and ability
to meet parking
requirements

• The Infill should
be located at the
rear of the lot,
close to the
lane.
• Max. Dwelling
Unit Density
100/ha
• One lock-off unit
for three stacked
townhouse units

0.90 FSR

• Each rowhouse
can have a
maximum of one
lock-off unit

1.20 FSR

• Max Dwelling
Unit Density
132/ha
• One lock-off unit
for three stacked
townhouse units

1.20 FSR

• Each rowhouse
can have a
maximum of one
lock-off unit
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(J) Site area minimum
7,567 sq. ft. (703
m2) and lot width
minimum 62 ft.
(18.9 m)

•

Multiple dwelling in the form of
courtyard rowhouses (with option for
lock-off units)

1.20 FSR

• One lock-off unit
for three
courtyard
rowhouse units

* Pre-1940 Building Retention:
Buildings constructed before January 1, 1940, and which maintain significant elements of their original
character, may be eligible for incentives such as an infill building and/or an FSR increase to 0.9.
(a)
(b)

Retention of a character building is at the applicant’s discretion;
Pre-1940 buildings which have not retained significant elements of their original character
may, if character elements are fully restored as part of the development proposal, allow the
proposed development to be considered for the incentives and relaxations available to
developments with pre-1940 buildings.

** Fee simple rowhouses need to provide a minimum width of 5.0 m (16.4 ft.) each to be able to meet
servicing requirements (e.g. water, sewer, gas).
2.2.2

Building Typologies
The RM-7AN District Schedule is designed to accommodate three types of multiple dwelling:
the rowhouse, courtyard rowhouse and the stacked townhouse.
(a)

Rowhouse Characteristics:
(i)
A rowhouse development is comprised of side-by-side units – units are not stacked
on top of each other (see Figure 1).
(ii) Each rowhouse has access to the front and rear yard.
(iii) Rowhouse developments consist of one row of units at the front of the site. The
row may be broken up into more than one building.
(iv) The individual rowhouse unit should be no less than 3.6 m (12 ft.) clear, measured
from internal wall finish to internal wall finish. Narrower units can be considered if
improved livability is provided (e.g. end units with three exposures).
(v) Rowhouses can be strata titled or freehold. The term “rowhouse” in these
guidelines refers to any rowhouse development whether they will be strata titled or
subdivided into freehold lots.
Figure 1: Rowhouse
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(b)

Courtyard Rowhouse Characteristics:
(i)

The basic type will have one row of side-by-side units near the street, and one near
the lane (i.e. two principal buildings) with parking provided at grade under the rear
row of units, or underground (see Figure 2).
(ii) The row of side-by-side units may be broken up into more than one building.
(iii) An “L” shape configuration is possible on corner sites. This form is recommended
where the development site is adjacent to an RS zoned site.
(iv) Each unit has access to private open space and entries that are accessible from the
street (for the front row of units) or the courtyard (for the rear row of units).
(v) Stacked units may be considered, subject to these guidelines.
(vi) Individual rowhouses should be no less than 3.6 m (12 ft.) clear, measured from
internal wall finish to internal wall finish. Narrower units can be considered if
improved livability is provided (e.g. end units with three exposures).

Figure 2. Courtyard Rowhouse

(c)

Stacked Townhouse Characteristics:
(i)
A stacked townhouse development is comprised of units that are stacked on top of
each other. This can include three units located on top of each other, two-level units
stacked on top of one-level units, or two-level units stacked on top of two-level
units. Other layout solutions may be possible (see Figures 3 and 4).
(ii) Stacked townhouses feature private open spaces for all units and entries that are
directly accessible and visible from the front yard.
(iii) Access to each unit is achieved through external and internal stairs.
(iv) The minimum width of major living spaces (e.g. living room) of any dwelling unit
should not be less than 4.2 m (14 ft.).
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Figure 3: Three-unit stacked townhouse (triplex) on single lot

Figure 4: Multiple unit (four or more) stacked townhouse on assembled site or large lot

2.3

Orientation

An important aspect of rowhouses, courtyard rowhouses which face the street, and stacked
townhouses is the emphasis on street-facing front door entries and private outdoor spaces for all
dwelling units. An apartment form with single entry to the building and common interior
corridors as the primary access to units is generally not permitted in the RM-7AN District
Schedule.
The intent is to maximize active street life, and the following elements are strongly encouraged:
front entry porches, front doors, external porch stairs and living room windows. In addition,
covered balconies, front patios and secondary patios help activate the street for the stacked
townhouses form (see Figures 5 and 6).
(a)

(b)
(c)

Developments should orient the main entrances to the street, and entries should be clearly
visible from the street and the sidewalk. Discrete lighting of paths and entries should be
provided.
On corner sites, building fronts and entrances should be located facing both streets.
Units in the rear buildings of courtyard rowhouses should have front entrances oriented to
the internal courtyard. A generous and clearly marked passage from the street to the
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(d)

(e)

(f)

courtyard should be provided (see section 2.11). On a corner or double-fronting site, all
elevations which face a street should be fully designed and detailed.
Stacked townhouses on interior sites may have the main entrance to the dwelling unit
from a side yard. However, a larger side yard setback with a minimum of 2.4 m (8 ft.)
should be provided for the portion of travel between the front property line and the front
entrance.
Entrances to lock-off units may be located on a building elevation that is not directly
oriented toward the street; however, there must be a wayfinding element at the front of
the site that clearly directs individuals to the entrance of the lock-off unit.
Each rowhouse unit should have a rear entrance to provide access to the rear yard and
allow for light and cross-ventilation.
Figure 5: Example of front elevation of nine unit stacked townhouse development

Figure 6: Porches and balconies activate the building

2.6

Light and Ventilation

Access to natural light and ventilation affects the livability of dwelling units. While it is
relatively easy to provide for these qualities in a one-family dwelling, a stronger design effort is
required to ensure these qualities in multiple dwellings.
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2.6.1

Access to Natural Light
(a)
(b)
(c)
(d)

2.6.2

Daylight for interior and exterior spaces for all housing types should be maximized.
Multiple dwellings have to meet the Horizontal Angle of Daylight requirements of the
RM-7AN District Schedule.
Shadowing on adjacent sites should be minimized.
For all housing types, all habitable rooms (not including bathrooms and kitchens) should
have at least one window on an exterior wall.

Natural Ventilation
Natural ventilation allows the exchange of stale indoor air with fresh outdoor air and has an
impact on the heating and cooling of spaces that is not energy intensive. Natural ventilation is
affected by several factors, such as the size, type and placement of windows, ceiling heights,
and prevailing winds. Natural ventilation is greatly increased when two windows on two
different exposures are opened within a dwelling unit (see Figure 7).
Figure 7: Dwelling Unit with minimum fresh-air displacement despite an open window (left) and dwelling unit
with fresh-air displacement with two windows of different orientations (right).

X
(a)
(b)

All dwelling units should have at least two major exposures that face opposite directions
or are at right angles to each other (see Figure 8).
The provision of natural ventilation should work in conjunction with Horizontal Angle of
Daylight regulations to ensure that each habitable room is equipped with an openable
window.

Figure 8: Dwelling Unit with a single exposure lacks the opportunity for natural displacement of indoor air (left)
vs dwelling units with two exposures (right)
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X
(c)

Where a dwelling unit is located directly beneath the roof of a building, the stack effect of
internalized air may be exploited by placing openable skylights in the roof (Figure 9).

Figure 9: Stack effect

(d)
(e)

2.6.3

Ceiling heights greater than 2.4 m (8 ft.) are encouraged, especially for the floor where
the majority of living space is located.
Employing window types that facilitate air exchange are encouraged. Double-hung
windows offer the choice of ventilating a high zone, a low zone or a combination thereof,
of interior space. Casement windows, when oriented with prevailing winds, can facilitate
air flow from outside into interior spaces (scoop effect).

Light and Ventilation for Courtyard Rowhouses:
The courtyard rowhouse development scenarios include a central courtyard that plays a role in
providing light and ventilation to both rows of units.
(a)
(b)

A garden and pedestrian courtyard should be a minimum of 7.3 m (24 ft.) clear width on
the first and second levels, and a minimum of 9.8 m (32 ft.) on the third (Figure 10).
There are no set restrictions on what rooms can face the courtyard, but privacy should be
considered.
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(c)

(d)

Projections permitted into the courtyard should be the same as the allowable projections
into yards in Section 10.7 of the Zoning and Development Bylaw, except that:
(i)
On the first level, entry porches and bay windows may project into the minimum
courtyard width;
(ii) the minimum distance between projecting bay windows should be 7.3 m (24 ft.) on
the second level; and
(iii) on the third level, portions of roofs sloping away from the courtyard, balcony rails,
pergolas and similar architectural features should also be permitted to project into
the courtyard width.
Some units in courtyard rowhouse buildings may be in close proximity to commercial
lanes. Windows to ground level bedrooms in these units should not be located within 3 m
(10 ft.) of a commercial lane.

Figure 10. Garden Courtyard, Pedestrian Access Only
Minimum 24’ width on first and second levels, increase to 32’ on third level

2.8

Noise

The intent of this section is to guarantee an acceptable level of acoustic separation between
dwelling units within a development.
(a)
(b)

(c)

(d)

(e)
2.9

All shared walls between separate dwelling units should strive to achieve an STC rating
of 65. This will most likely require a wall thickness of 25 cm (10 in.).
The overall room layouts and their relationship to adjacent units should be considered.
Noise-sensitive rooms, such as bedrooms, should be located adjacent to noise-sensitive
rooms in the neighbouring unit.
Locating building elements such as stairs and closets to act as noise buffers against
shared walls is also an effective design solution to minimize noise impact from
neighbouring units.
For structural floors between separate stacked townhouse dwelling units, a high
acoustical rating is recommended. Furthermore, other measures designed to dampen the
transfer of vibrations should also be provided.
Details reflecting the method of noise mitigation proposed for the exterior walls should
be included with the drawing set as required in section 4.15 of the District Schedule.

Privacy

While some overlook of private open space and direct lines of sight into windows may be
unavoidable, the intent of these guidelines is to minimize these impacts.
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(a)

(b)

(c)

(d)
2.11

The location and orientation of windows, decks and balconies in new development
should be carefully considered to reduce looking into close-by windows of existing
adjacent development.
Visual privacy for units, balconies and private open space should be enhanced as much as
possible through unit planning, landscape screening, and other elements, such as solid
railings.
In stacked townhouse developments, external stairs leading to upper level units should be
located close to the entry doors so that people do not need to pass the front doors and
windows of other units in order to access their own units.
Developments without a basement are encouraged to raise the ground floor at least 0.9 m
(3 ft.) above the sidewalk to enhance residents’ privacy.

Access and Circulation

(a)
(b)

Pedestrian access to the front doors of units should be from the street.
For courtyard rowhouse units a pedestrian path of at least 3.6 m (12 ft.) wide should be
provided to the courtyard from the street. Access to front doors in the rear building should
be from the common courtyard. Pedestrian access should also be provided between the
lane and the courtyard through the sideyard space (Figure 11).
Figure 11. Access and Circulation for Courtyard Rowhouse

(c)

For proposals with buildings containing dwelling units at the rear of the site, applicants
should review specific siting conditions with Building By-law and Fire Prevention staff.
Additionally, for courtyard rowhouses, in order to provide fire access to buildings at the
rear of sites:
(i)

(d)
(e)

Pedestrian access route(s) to buildings at the rear should maintain a minimum
building separation of 2.4 m (8 ft.) and clear path of 2.0 m (6.5 ft.); and
(ii) On lots without lanes, additional requirements for firefighter access, or upgrades to
fire protection standards may affect the placement, separation, or construction of
buildings.
Side yards should be designed as pathways to allow access to lock-off units, car parking,
bike parking, garbage and recycling located at the rear of the building.
Vehicular access should be from the lane, where one exists.
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(i)

(f)

2.12

Sites for multiple dwelling development should be assembled in such a way that
vehicular access from a lane is possible.
(ii) On sites without lane access, for developments other than a multiple dwelling,
access may be from the street to a garage that faces the street if the curb cut is
minimized. The manoeuvring area in front of the garage door should be limited to
what is necessary to get the vehicles into the garage. An offset, rather than a
centred curb cut should be considered in order to consolidate space left for
landscaping.
For freehold rowhouse applications, applicants should consult in advance with the City of
Vancouver Engineering Department and third-party utilities to determine lot layouts and
access locations that will accommodate the required services and utilities.

Internal Storage in Stacked Townhouses

The internal design of stacked townhouses should consider the storage needs of families. Insuite storage areas should be provided within individual dwelling units or within storage areas
located in underground parking structures.

3

Uses

3.1

Lock-off Units

(a)

(b)
(c)
(d)
(e)
(f)
(g)

The District Schedule permits a “Principal Dwelling with a Lock-off Unit” in multiple
dwellings. A lock-off unit is a portion of the main dwelling unit that can be locked off to
be used separately or rented out. The intent of allowing lock-off units in a stacked
townhouse, courtyard rowhouse or rowhouse is to increase the rental stock in the
neighbourhood and to provide the option of having a mortgage helper for the owner of
the stacked townhouse, courtyard rowhouse or rowhouse (similar to the option of having
a secondary suite in one- and two-family dwellings).
A lock-off unit is an optional and flexible use, and therefore the lock-off unit must be
equipped with an internal access to the main unit.
A lock-off unit cannot be strata-titled (secured by covenant).
While lock-off units do not require additional vehicle parking, they do need separate
bicycle parking (see Section 4.9).
In order to ensure safety and acceptable standards of liveability, lock-off units must
comply with the Principal Dwelling Unit with a Lock-off Unit Guidelines.
The maximum number of lock-off units in stacked townhouse or courtyard rowhouse
developments is one lock-off for every three units.
The maximum number of lock-off units in rowhouse developments is one lock-off unit
for every rowhouse unit.

4

Guidelines Pertaining to Regulations of the Zoning and Development
or Parking By-laws

4.2

Frontage

The minimum frontage in the District Schedule for a multiple dwelling with four or more units
(not including lock-off units) is 12.8 m (42 ft.). This is the minimum frontage for a stacked
townhouse development. Rowhouse developments require a minimum of 14.6 m (48 ft.) for
three rowhouses and 18.9 m (62 ft.) for four rowhouses. This width accommodates the
minimum width for rowhouse units [4 m (13.3 ft.) between the centre of walls] and a 1.2 m
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(4 ft.) side yard on either side of the development. A minimum frontage of 18.9 m (62 ft.) is
required for courtyard rowhouse developments.
4.3

Height

(a)

(b)

(c)

(d)

(e)

4.4

For rowhouses and courtyard rowhouses, the Director of Planning may permit an increase
in building height to 10.7 m (35 ft.) and two-and-a-half storeys. In order to achieve better
compatibility with adjacent existing development, the massing and roof forms should be
designed to reduce apparent scale (refer to additional guidelines in Section 5.0).
For stacked townhouses, the Director of Planning may permit an increase in building
height to 11.5 m (37.5 ft.) and a partial third storey, provided the partial third storey does
not exceed 60% of the storey immediately below. The intention of this height increase is
to achieve higher livability for units primarily located at basement level. There are
generally two approaches to the design of the third storey:
(i)
a pitched roof design where some of the floor space does not have full floor-toceiling height; or
(ii) a flat roof where the top level massing only occupies a portion of the footprint of
the floor below and is well set back from the front elevation.
Infill or principal buildings, other than courtyard rowhouses, located in the rear should be
one-and-a-half storeys. The Director of Planning can relax this to a partial second storey,
with or without a basement. In considering the partial second storey, the guidelines in
Section 5 should be followed. The Director of Planning may relax the 7.7 m (25 ft.)
height limit on corner sites and on sloping sites to 9.1 m (30 ft.) where the infill or
principal building is more than 4.9 m (16 ft.) from the adjacent property. However, a
maximum height of 7.7 m (25 ft.) shall be maintained within 4.9 m (16 ft.) of adjacent
properties.
For courtyard rowhouse buildings located in the rear of the site, the Director of Planning
may permit an increase in building height to 9.5 m (31 ft.) and 2 storeys. However, a
maximum height of 7.7 m (25 ft.) shall be maintained within 4.9 m (16 ft.) of adjacent
properties.
For courtyard rowhouse buildings located in the rear of the site, adjacent to a commercial
lane, the Director of Planning may permit an increase in building height to 10.7 m (35 ft.)
and two-and-a-half storeys.

Front Yard

(a)

For rowhouses on shallow sites less than 27.4 m (90 ft.) in depth and for courtyard
rowhouses, variations in the front yard may be as follows (see Figure 13):
(i) Where the front yard of the existing adjacent building is 4.9 m (16 ft.) or more, the
front yard on that side of the proposed development should be 4.9 m (16 ft.) within
3.7 m (12 ft.) of the side property line.
(ii) Where the front yard of the existing adjacent building is less than 4.9 m (16 ft.), the
front yard on that side of the proposed development may be 3.7 m (12 ft.).
(iii) The front yard of the remainder of the development may be reduced to 3.7 m
(12 ft.).
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Figure 13: Front yard setbacks depend on the setback of adjacent buildings

4.5

Side Yard

For courtyard rowhouse developments an additional side yard (see Figure 14) is required to
allow a neighbourly relationship to the rear yards of adjacent development:
(a)
(b)

(c)

(d)
(e)

An additional side yard with a minimum width of 4.9 m (16 ft.) and a minimum length
equal to 25 percent of the site depth should also be provided on each side of the site.
Each of the side yards should be located so that its rear boundary is not less than 6.7 m
(22 ft.), nor more than a distance equal to 35 percent of the site depth, from the ultimate
rear property line.
On the flanking side of corner sites, the enhanced side yard need not be provided.
However, if a courtyard rowhouse development is oriented with primary dwelling entries
facing the flanking street, the minimum side yard should be increased to 2.4 m (8 ft.).
The location of the enhanced side yards is flexible in order to allow a variety of
development scenarios and need not be located in the same position on both sides.
Where a site is more than 41 m (135 ft.) deep, the enhanced side yard location may need
to be varied (pulled forward) in order to be more compatible with the siting of adjacent
development.

Figure 14: Minimum yards diagram for courtyard rowhouse developments
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4.6

Rear Yard

A minimum rear yard of 1.0 m (3 ft.) is required for courtyard rowhouse developments to
provide space for vehicle access as well as space for planting at the lane.
4.7

Floor Space Ratio (FSR)

Sites that back or flank onto a school or park, corner sites and sites over 51.8 m (170 ft.) deep,
qualify for two principal buildings (i.e. two one-family dwellings or a two-family dwelling with
a one-family dwelling) or an infill with an existing house. On these sites, the maximum FSR
that can be achieved on the site is 0.85 FSR, of which 0.2 FSR can be allocated to the infill or
second principal building.
For rowhouses, courtyard rowhouses and stacked townhouses, the maximum FSR achievable is
as described in the District Schedule. To achieve the maximum FSR with an acceptable form
and siting, it is likely that some floor area will need to be on a third level under a sloped roof,
and will not be full height space.
In the RM-7AN District Schedule, some FSR exclusions for parking and bike storage differ
significantly from other districts. Please refer to section 4.9 Off-Street Parking and Bicycle
Storage for more detail.
The intent of Section 4.7.7 (c) of the RM-7AN District Schedule is to allow and encourage
sloped ceilings where they occur directly underneath the structure of a steeply-pitched roof
(9:12 pitch or greater). Where such a condition occurs, ceiling heights in excess of 3.7 m (12
ft.) may result for small portions of this space. This means that the space on the top floor below
a roof with a steep pitch that is in excess of 3.7 m (12 ft.) will not be counted twice towards
overall floor space calculation. The intent of this section is not to permit excessively high
ceilings for the lower storeys as this would contribute to the overall external bulk of the
building. High ceilings in excess of 3.7 m (12 ft.) height that are proposed for storeys that are
below the top storey, therefore, will be counted twice towards the overall floor space
calculation.
4.8

Site Coverage and Impermeability

For stacked townhouses and courtyard rowhouses, the Director of Planning can increase the
area of impermeable materials to 75% of the site. However, for stacked townhouse, courtyard
rowhouses and rowhouse developments with underground parking, a further relaxation may be
granted for access to underground parking.
4.9

Off-Street Parking and Bicycle Storage

4.9.1

Parking
(a)
(b)

Parking should be located at the rear of the site with access from the lane.
For rowhouses (excluding courtyard rowhouses), the following applies:
(i)
Each rowhouse unit (not including lock-off units) is required to have one parking
space.
(ii) Parking can be provided in open parking spaces or garages, however, enclosed
parking is counted as part of the allowable floor space. There is no exclusion for
above ground parking in accessory buildings for the purpose of FSR calculations.
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(iii) Underground parking structures are discouraged. However, they are permitted and
do receive a standard exclusion for the purpose of FSR calculations (see District
Schedule).
(iv) To be able to provide one garage per rowhouse, the Director of Planning may
increase the total floor area of all accessory buildings to a maximum of 24 m2
(258 sq. ft.) for each rowhouse and may increase the proportion of the width of the
site that can be occupied by an accessory building to a maximum of 80%.
(v) Up to two spaces may be located in one accessory building. Garages with three or
more spaces are not permitted. Garages containing one or two parking spaces
should be interspersed with areas of open space to break up the massing of the
buildings at the lane and provide pedestrian access from the rear yard to the lane
(see Figure 15).
(vi) Some freehold rowhouse units may be limited to a parking pad, in order to allow
sufficient space to accommodate servicing and third-party utilities.
(vii) Open parking spaces should be paved with pavers that are permeable to reduce
stormwater sewer loads. However, since most permeable pavers lose their
permeability over time, parking areas with permeable pavers are counted as
impermeable surface.
Figure 15: Parking garages at the lane interspersed by open space for access (for rowhouses)

(c)

For stacked townhouses, the following applies:
(i) In developments with three or more stacked townhouses, each stacked townhouse
(not including lock-off units) is required to have a minimum of one parking space.
(ii) Surface parking is to be provided off the rear lane.
(iii) Enclosed parking garages are discouraged and, if proposed, would be counted as
part of the allowable floor space. There is, therefore, no exclusion for above ground
parking in accessory buildings for the purpose of FSR calculations.
(iv) Underground parking structures are permitted and do receive a standard exclusion
for the purpose of FSR calculations (see District Schedule).
(v) For stacked townhouses on smaller sites where underground parking cannot be
provided, the Director of Planning can increase the proportion of the width of the
site that can be occupied by accessory buildings to a maximum of 80%.
(vi) Open parking spaces should be paved with pavers that are permeable to reduce
stormwater sewer loads. However, since most permeable pavers lose their
permeability over time, parking areas with permeable pavers are counted as
impermeable surface.

(d)

For courtyard rowhouses, the following applies:
(i) Each unit, not including lock-off units, is required to have one parking space.
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(ii) Parking spaces should normally be located underground.
(iii) Parking at grade may also be provided under the rear building, accessed directly off
the lane. However, to manage building bulk, there is no FSR exclusion for above
ground parking in this location.
(iv) Open parking spaces should be paved with pavers that are permeable to reduce
stormwater sewer loads. However, since most permeable pavers lose their
permeability over time, parking areas with permeable pavers are counted as
impermeable surface
4.9.2

Bicycle Storage
(a)

(b)
(c)

(d)
4.10

While there is no FSR exclusion for above grade parking in rowhouse, courtyard
rowhouse and stacked townhouse developments, the District Schedule specifies that the
portion of required bicycle parking located in an accessory building may be excluded
from floor area calculations.
Creative bike parking solutions should be sought, such as under stairs and patios, in crawl
spaces and in freestanding boxes.
In rowhouse developments, bicycle parking for a lock-off unit should be provided in a
location separate from the garage for the principal dwelling, such as underneath the
external stair or in a bike box located at the rear of the garage or at the entrance to the
lock-off unit.
For each lock-off unit, 0.75 bicycle spaces need to be provided.

Horizontal Angle of Daylight

The Horizontal Angle of Daylight regulation helps to ensure the liveability within a dwelling
unit by requiring a window for each room (except bathrooms and small kitchens). Priority is
placed on the major living spaces in which longer periods of time are spent, such as living
rooms.
(a)

(b)

(c)

(d)

The relaxation of horizontal angle of daylight requirements provided for in the RM-7AN
District Schedule should be used to achieve a minimum standard of natural light access
for rooms that are not primary living spaces, such as bedrooms, dens and dining rooms.
With the exception of lock-off units, the main living space for each dwelling unit should
face either a street or a rear yard, or for courtyard rowhouse developments, the interior
courtyard. Relaxation of the horizontal angle of daylight cannot be considered for
primary living spaces (i.e., living rooms).
To ensure the liveability of rooms at the basement level, the basement floor should not be
more than 0.9 m (3 ft.) below the adjacent exterior grade. A minimum ceiling height of
2.4 m (8 ft.) should be provided.
In the case of lock-off units, the required distance for an unobstructed view is detailed in
the Principal Dwelling Unit with Lock-Off Unit Guidelines.

4.16

Building Depth and Building Width

4.16.1

Building Depth
(a)
(b)

For all housing types permitted, except courtyard rowhouses, the maximum building
depth is 40% of the depth of the site, as specified in the RM-7AN District Schedule.
For stacked townhouses, the building depth can be increased to 45% of the site depth,
provided all units meet livability guidelines for light and ventilation.

APPENDIX P
PAGE 19 OF 26
(c)

For stacked townhouses on sites that have a minimum depth of 36.6 m (120 ft.), the
building depth can be increased to 55% for any portion of the building located at least
4.9 m (16 ft.) from any side property line (See Figure 16). This would allow the middle
section of a building to extend further into the back yard, thereby giving more options for
window placement and achieve better livability for the units in the centre of the
development. The portion of the building that extends beyond 45% building depth cannot
be more than 6 m (20 ft.) high. While the increase in building depth improves the internal
layout, it will be achieved at the expense of ground level rear yard space. Therefore, an
adequate amount of outdoor space should be provided in the form of a generous porch or
balcony.

Figure 16: Increased building depth for middle section of a stacked townhouse building

4.16.2

Building Width
The housing types permitted in the RM-7AN District are larger than the existing single-family
dwellings in the neighbourhood. To ensure that new forms of development are compatible in
massing with the existing streetscapes, building width should be limited.
(a)

For rowhouses and courtyard rowhouses, the specified building width in the District
Schedule can be increased. However, for rowhouse developments on sites with frontages
of 40 m (132 ft.) or more, particular care should be taken to avoid monotony in building
massing and design. Buildings may be broken up in sections to fit with the variety of the
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existing streetscape. Other forms of architectural articulation can also be used to reduce
the massing of long rowhouse developments.
(b)

For stacked townhouses on sites 24 m (78 ft.) and wider, the maximum building width for
a multiple dwelling should be 22 m (72 ft.). Limiting the building width allows more
windows on the sides and allows for better cross-ventilation and access to natural light. In
some situations, this building width can be slightly larger.

4.17

External Design

4.17.1

Separation between infill and other dwellings
(a)

4.17.2

The minimum separation between an infill located in the rear yard and any other dwelling
uses on the site is 4.9 m (16 ft.). This distance can be reduced to assist in the retention of
a pre-1940 building, provided all building code and fire separation regulations can be
met.

Separation between adjacent multiple dwelling buildings
(a) Where a development includes two or more rowhouse or stacked townhouse buildings the
minimum distance between the exterior side walls of the adjacent buildings should be
2.4 m (7.8 ft.). This minimum separation distance also applies to developments with more
than one courtyard rowhouse building at the street, but does not apply to the courtyard
between the front and rear buildings which must meet the separation requirements in
section 2.6.3.
(b) For guidance on the dimensions of the internal courtyard in courtyard rowhouse
development, refer to 2.6.3.

4.19

Number of Buildings on Site

(a)

(b)
5

For rowhouse and courtyard rowhouse developments on sites over 703 m2 (7,560 sq. ft.),
more than one multiple dwelling building at the street can be considered where this helps
to break up the massing of the rowhouse development and therefore creates a streetscape
that is more consistent with the existing streetscape on the block.
For stacked townhouses, buildings should be limited to 22 m (72 ft.) in width. Therefore,
on larger sites, more than one building can be permitted.

Architectural Components
Developments are not required to emulate any particular architectural style. Regardless of style,
a high level of design excellence is expected to participate in the enrichment of the streetscape.
All walls or portions thereof that are visible from the street should include a cohesive and wellscaled composition of cladding materials, trim, fenestration and relief elements such as bays,
recesses, porches, balconies which provide shadow play, wall texture, rain protection and
human scale.
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5.1

Roof and Massing

5.1.1

Roofs
The orientation, form and massing of the roof is limited by the desire to locate livable space
within and the requirement to limit the amount of the building mass as seen from the street. The
following guidelines are intended to assist with a neighbourly transition between new
development and existing one-family dwellings:
(a)

(b)

(c)

(d)
(e)

The maximum allowable roof height as specified in the District Schedule may only be
attained as a localized point within the development, rather than as a continuous height
around the perimeter of the building.
Upper floor massing should be reduced by:
(i)
Substantially containing the top floor in a steeply pitched roof (see Figure 17). For
sloped roofs, the maximum height refers to the height of the roof peak, while the
eaves of the roof should be significantly lower; or
(ii) For a flat or shallow pitch roof development, by significantly setting back any
building mass located higher than 8.0 m (26 ft.) (see Figure 18). This setback
should arrive at an overall visual effect from the street and the rear yard that is
comparable to that of a pitched roof building.
The main roof should spring from somewhere between the upper floor level and
approximately 1.2 m (4 ft.) above it. It is expected that some of the allowable floor space
will be between 1.2 m (4 ft.) and 2.4 m (8 ft.) in height in most developments. In general,
the eave height of a sloped roof or the second-storey cornice line on flat roof buildings
should not be higher than 7.9 m (26 ft.).
Secondary roof forms and dormers should be clearly subordinate to the main form in size
and number. They may vary in the pitch of the main roof.
Roof top terraces should be set back from the edge to minimize the view into adjacent
yards.

Figure 17: Illustration of upper floor contained in pitched roof

APPENDIX P
PAGE 22 OF 26
Figure 18: Illustration of upper floor setback for flat or shallow pitched roofs

5.1.2

Massing of Rowhouses and Courtyard Rowhouses on the Street
(a)

Rowhouses and courtyard rowhouses should visually emphasize individual units. While
many successful rowhouse developments rely on simple repetition of identical or near
identical side-by-side units, the boundaries of each unit should be obvious and clearly
expressed on the street façade. End units should be reduced in massing whenever
possible (see Figure 19). This can be achieved by reducing the overall height of the units
(e.g. through eliminating the top half storey or the basement) or by sloping the roof
towards the adjacent development. End units can also be set back further from the front
property line to reduce their massing.

Figure 19: Illustration of reduced massing of end unit

(b)
5.1.3

The apparent scale should furthermore be reduced by other aspects, such as floor to floor heights, horizont

Massing of Infill and Courtyard Rowhouses on the Lane
(a)
(b)
(c)

Infill buildings and courtyard rowhouses at the rear of the site should be designed to
reduce apparent massing adjacent to the lane and neighbouring properties.
The form of buildings at the lane should minimize shadowing impacts on adjacent
residential properties.
Consideration should be given to stepping back the upper floor along the lane to reduce
the massing along this exposure. Where a building nears the rear yard of an adjacent
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residential property, the massing should be further reduced by increased setbacks and/or
bringing roof lines down to between the first and second level.
5.3

Entrances, Stairs and Porches

The intent of these guidelines is to maximize active street life by enlivening the streetscape
with residents’ use of front entries and porches and front facing yards.
5.3.1

Entrances
(a)

(b)

(c)

(d)

5.3.2

Porches
(a)

(b)
5.3.3

For stacked townhouses, all dwelling units, except for lock-off units, should be designed
with a major private outdoor space on the principal street-facing facade in the form of a
front porch, a front patio, a balcony or a roof deck.
On rowhouse and courtyard rowhouse developments, each unit should have an entry
porch, which can range from a small stoop area to a large, more usable porch.

Stairs
(a)
(b)
(c)

5.4

Each street fronting principal dwelling unit should have one clearly expressed main
entrance area facing the street. In some instances, the Director of Planning may permit a
main entry door located off the rear elevation of a stacked townhouse building.
Other entrances, such as lock-off units, should be located on the front façade wherever
possible. However, clarity should be maintained with respect to which is the main
entrance. These entrances may include French doors and sliding glass doors.
Courtyard rowhouse units in the rear building should have main entrances oriented to the
internal courtyard. On a corner or double-fronting site, all elevations which face a street
should be fully designed and detailed.
Pedestrian access to the main entries should be clearly visible from the street. Pedestrian
pathways to units facing the side yards or rear yards should be clearly visible for
wayfinding purposes (such as through lighting, addressing and trellises).

For courtyard rowhouses and rowhouses, stairs to upper levels above the main floor must
be accommodated within the internal space of the house or unit.
In stacked townhouses stairs play an important role as places for informal social
interaction.
Steps are allowed in required side yards where they are designed to facilitate grade
changes from the front to the rear of the site.

Windows and Skylights

Window placement and design play important roles in the overall visual composition of a
building. Windows are also significant for the liveability of a unit because they let in natural
light and air.
(a)

5.5

When a window or skylight is the only source for natural light for a room, it should also
be possible to open it to guarantee natural ventilation throughout the dwelling.

Balconies and Decks

(a)

Balconies and decks should be designed as integral parts of the building massing and
façade composition.
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(b)
(c)

5.6

In order to minimize overlook of neighbouring properties, projection of balconies located
above the first floor should be limited.
Windscreens on roof top terraces should be transparent so that their visibility from the
street and adjacent properties is minimized.

Exterior Walls and Finishing

The finishing materials of new development should be durable. High-quality materials that last
longer are more sustainable and create less waste. Materials that perform well over a long
period of time also increase the affordability of the dwelling.
In addition to durability, the following guidelines should be considered when choosing exterior
materials:
(a) Materials should be used in a way that is true to their nature. For example, stone facing
should be used as a foundation element, and as the base of columns, but should not be
used as a facing on upper levels with no clear means of support below.
(b) In general, the same materials should be used in consistent proportions on all facades and
not just on the street face. Materials should carry around corners and terminate at logical
points to avoid appearing as a thin veneer or ‘false front’.
(c) All sides of a building that extend in front of an adjacent building are visible from the
public realm and warrant appropriate design. For corner buildings, the side façade should
be articulated and have sufficient windows and detailing, comparable to the front façade.
(d) Large blank walls should be avoided whenever possible. Window openings, detailing,
materials, colour, wall articulation and landscaping should be used to enliven them and
reduce their scale.
(e) Exposed foundations should be limited to 30 cm (12 in.).
(f) Garage doors should be single width.
6

Lane Frontage
For courtyard rowhouse developments, the lane will become a focus of development, and in
effect, an exposure that is as important the streetscape. The lanescape should be a visually
interesting experience for passersby and a pleasant outlook for residences near the lane, while
at the same time accommodating garage doors, parking spaces, and garbage and recycling
areas:
(a) Insets, projections and overhangs should be used to lend interest to the lane fronting
façade, and to give greater emphasis to the presence of living space over car places.
(b) Garage doors should be high quality.
(c) Projections and overhangs such as arbours over the garage add depth to the façade, create
a shadow line, and potentially create places for planting to enrich the lanescape.
(d) Garbage areas should be designed as integral part of the building, or as well defined
elements in the landscape.

7

Open Space
The provision of open space should be part of an overall site development and landscape plan
and should take into consideration general site circulation patterns, including parking, existing
landscape features, sun access, privacy and usability.
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(a)
(b)

(c)

(d)
(e)

8

In rowhouse developments, open space should be organized in a way that every rowhouse
unit has its own front and rear yard.
For courtyard rowhouse developments, semi-private space or garden/entry courtyards in
the centre of the site, should be designed:
(i) as a focus of development and an organizing element, not as ‘leftover’ space.
(ii) as a primary outlook and entrance for units in the middle and rear sections of a site.
(iii) to provide sufficient distance, screening, landscape, and outlook considerations for
the mutual comfort of dwellings overlooking the space.
For stacked townhouses:
(i)
a ground-level yard is preferable, particularly for larger units;
(ii) alternatively, a spacious balcony or deck with a minimum depth of 1.8 m (6 ft.)
should be provided;
(iii) units that could accommodate families with children (2 bedrooms or larger) should
provide open space that is suitable for children.
For each lock-off unit, a minimum area of 1.8 m² (19 sq. ft.) should be provided
immediately adjacent to and accessible from the unit.
Roof decks add considerably to the amenity of any unit. Care should be taken to avoid
direct sightlines to neighbouring windows, balconies and yards. Roof decks should be
well-integrated into the overall form, such as cut into sloped roofs in a way that does not
upset roof geometry.

Landscaping
(a)
(b)
(c)
(d)

(e)

(f)
(g)

(h)

Existing trees should be kept and new trees introduced wherever possible.
Patio areas in the front yard should be screened with planting.
Visually undesirable building features, such as exposed foundation or utilities, should be
screened with landscaping.
The front and back boulevard should be landscaped as green space. At a minimum, they
should be retained as grassed areas, but more intense planting is encouraged (please refer
to Guidelines for Planting City Boulevards). The space between the sidewalk and the
front property line should receive similar treatment.
In general, the Zoning & Development By-law fencing height limit of 1.2 m (4 ft.) in
front yards, and 1.8 m (6 ft.) in rear and side yards should be respected. However,
exceptions may be made for entry arbours, and trellises or screening elements
immediately adjacent to patio or deck areas. Over height elements in the front yard
should assist with the definition of outdoor space but should not prevent all views or
glimpses of the outdoor space from the street. Any over height element should be largely
transparent and limited in extent.
Where walls or fences are provided, they should be combined with soft landscape to
provide visual depth, screening and layering.
Landscaping in semi-private common spaces in courtyard rowhouse developments should
be designed to provide screening and filtering of views. Planting larger caliper trees is
particularly necessary in these locations.
Where courtyard rowhouses are located at the lane, every opportunity to enhance the
lanescape with landscaping should be taken. This includes:
(i)
Entry gates and arbors over pedestrian entrances.
(ii) Arbors over driveway entrances.
(iii) Planted areas or planter boxes between garage doors.
(iv) Trellised areas along the lane façade, between and above garage entries, to enable
“vertical greening” with vines.
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(v)
(vi)
9

Planters overhanging the lane on balconies and outside the windows of dwellings
on upper levels.
Planting of trees near the lane where possible.

Garbage and Recycling
(a)

(b)

For strata developments with nine or more units and courtyard rowhouse developments
(not including lock-off units) appropriate areas for group garbage and recycling bins
directly off the lane should be provided.
For strata developments with less than nine units, not including lock-off units, and for
rowhouses, appropriate areas for garbage container and blue box pick-up at the lane
should be provided.

The document, Garbage and Recycling Storage Facility Supplement, provides detailed
information on the number of containers required and dimensions and specifications of
commonly used storage containers. It is available online at: http://vancouver.ca/homeproperty-development/garbage-and-recycling-storage-facilities.aspx. or at the Enquiry Centre,
1st floor, 515 West 10th Avenue.
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1

Application and Intent
These guidelines are to be used in conjunction with the RM-9, RM-9A, RM-9N, RM-9AN and
RM-9BN Districts Schedule of the Zoning and Development By-law.
RM-9, RM-9N and RM-9BN Zones
Under the Districts Schedule, areas zoned RM-9, RM-9N and RM-9BN include “multiple
dwelling” and “freehold rowhouses” as conditional uses. In these zones, a multiple dwelling
may take a variety of forms, including low-rise apartment, courtyard rowhouse, stacked
townhouse or a strata row house development. Freehold rowhouses are listed as a separate use,
however, strata rowhouse and freehold rowhouse developments follow the same regulations
and guidelines. Throughout these guidelines, they are simply referred to as “rowhouses”.
The difference between a strata rowhouse and a freehold rowhouse development, aside from
tenure, is the minimum width of the rowhouse. In order to provide services (e.g. water, sewer,
gas) to a freehold rowhouse and subdivide the development into fee simple lots, a minimum lot
width and frontage of 5.0 m (16.4 ft.) is required.
The developer needs to decide at the initial stage of the application whether a rowhouse
development will be freehold or strata. For freehold rowhouse developments, additional zoning
regulations in Section 11.25 of the Zoning and Development By-law need to be met.
RM-9A and RM-9AN Zones
Under the Districts Schedule, areas zoned RM-9A and RM-9AN permit “multiple dwelling”
primarily in the form of four-storey low-rise apartments, with some stacked townhouses, in
order to provide a transition between the higher densities and mid-rise buildings on Kingsway,
and the ground-oriented residential neighbourhoods behind Kingsway.

1.1

Intent

For RM-9, RM-9N and RM-9BN zones, the intent of these guidelines is to encourage the
development of medium-density multiple dwellings in a variety of forms, that include a range
of unit sizes, many of which are suitably sized for families (i.e. include three-bedroom units).
Rowhouses can be strata titled or subdivided into freehold rowhouses and, to simplify, are
referred to as rowhouses throughout this document;
For RM-9A and RM-9AN zones, the intent of these guidelines is to encourage the development
of four-storey low-rise apartments (all dwelling units at grade or accessed by an elevator).
Low-rise apartments may include a range of unit sizes, including those suitable for families (i.e.
three-bedroom units) as well as smaller sized units suitable for seniors. On exceptionally deep
lots, stacked townhouses will be considered in conjunction with an apartment building.
However, a maximum Dwelling Unit Density applies, in order to ensure a minimum stock of
family-oriented dwelling units.
For all zones under the Districts Schedule, the intent of these guidelines is to:
(a)

(b)
(c)

(d)

Ensure a high standard of liveability for all new dwelling units, including lock-off units.
Emphasis is placed on natural light and cross-ventilation, as well as usable private
outdoor space for each unit. Ground-oriented access is encouraged where practical;
Encourage activation of residential street life;
Consider design solutions that minimize overlook and shadowing onto neighbouring
properties, while recognizing that the new development's form and siting is not intended
to be the same as development under RS zoning;
Ensure durable and sustainable design, while allowing architectural diversity rather than
prescribing any particular architectural character; and
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(e)
1.2

Support the retention and renovation of pre-1940s houses, that retain original character
elements, and to permit infill one-family dwellings on these sites.

Application

These guidelines apply to most new conditional residential development, as well as significant
renovations or additions.
For developments proposing a one-family dwelling with secondary suite (and/or laneway
house), these guidelines do not apply. One-family dwellings and one-family dwellings with
secondary suite as the only principal building on a site refer to RS-1. Additional regulations
apply for laneway housing, such as Section 11.24 of the Zoning and Development By-law.
In situations where an applicant proposes an addition of less than 9.3 m² (100 sq. ft.) that is not
visible from the street, the application will only be evaluated against Sections 2 and 4 of these
guidelines.
2

General Design Considerations

2.1

Neighbourhood/Streetscape Character

The existing neighbourhoods consist of single family homes and show many characteristics of a
typical Vancouver single-family neighbourhood, such as a regular spacing of houses, individual
front yards, etc. New development should reflect desirable characteristics of the existing area
that are practical for a multiple dwelling such as:
(a)
(b)
(c)
(d)

a clear entry identity from the street including, for ground level units, individual front
doors, porches, steps and front yards;
an articulated building shape that creates an incremental rhythm by visually breaking the
facade into smaller individual components;
enhanced landscape character by providing varied plants of substantial size; and
locating vehicular access and parking in garages or underground, at the rear of the site.

2.2

Development Scenarios and Building Typologies

2.2.1

Development Scenarios
The zones under the Districts Schedule provide flexibility for a variety of multiple dwelling
types. Many will require lot consolidation. In RM-9, RM-9N and RM-9BN there are options for
individual lots, including a triplex (multiple dwelling containing no more than 3 dwelling units,
not including lock-off units).
In RM-9A and RM-9AN, new multiple dwelling development can be considered for
development sites that are less than 15.2 m in width only where there is no opportunity to
assemble lots (i.e. all private properties directly adjacent have already been developed under the
RM-9A or RM-9AN District Schedule, or under the preceding Norquay Village – Apartment
Transition Area Rezoning Policy).
For all zones under the Districts Schedule, sites that retain a building constructed before
January 1, 1940, which maintains significant elements of its original character, or is renovated
to restore character elements as part of the development proposal, may be permitted to
construct an infill. Retention of a pre-1940’s building is at the applicant’s discretion.

2.2.2

Building Typologies
The zones under the Districts Schedule accommodate many types of multiple dwelling, to
provide diversity in building form.

RM-9, RM-9N and RM-9BN: Apartments, stacked townhouses, rowhouses. Other types
that demonstrate a high degree of liveability will be considered.
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RM-9A and RM-9AN: Apartments, and on exceptionally deep lots, stacked townhouses
in conjunction with apartments.

(a)

3 to 4 Storey Apartment Characteristics:
Designs that vary from the standard “double-loaded” corridor typology are encouraged
and proposals should provide:
(i) more than 4 corner units per floor (e.g. “alphabet buildings”) to provide
cross-ventilation and natural lighting to most units (see Figure 1).
(ii) some ground-oriented units with doors at the street;
(iii) a range of unit types, including 3-bedroom units;
(iv) private or semi-private outdoor space for all units; and
(v) variation in form and expression at the upper level.
Figure 1: 4-Storey Apartment

(b)

Stacked Townhouse Characteristics:
(i)
A stacked townhouse development is comprised of units that are stacked on top of
each other. This can include three units located on top of each other, two-level units
stacked on top of one-level units, or two-level units stacked on top of two-level
units. Other layout solutions may be possible (see Figures 2 and 3).
(ii) Stacked townhouses feature private open spaces for all units and entries that are
directly accessible from grade facing the street or from a courtyard. Visibility of
unit entries from the street should be maximized.
(iii) Access to each unit is achieved through external and internal stairs, without
reliance on shared corridors.
(iv) The minimum width of major living spaces (e.g. living room) of any dwelling unit
should not be less than 4.2 m (14 ft.).

APPENDIX Q
PAGE 5 OF 23
Figure 2: Multiple unit (four or more) stacked townhouse on assembled site or large lot

Figure 3: Three-unit stacked townhouse (triplex) on single lot

(c)

Courtyard Apartment with Stacked Townhouse Characteristics:
For exceptionally deep continuous sites of 150 ft. or more, a development with an
apartment building may be supplemented by a second building in the stacked townhouse
typology. In these cases, the stacked townhouses should be sited behind the apartment, at
the rear portion of the site.
(i)
The predominant building that contains the majority of dwelling units should be in
the apartment typology. This apartment should follow the design guidelines as
delineated in 2.2.2 (a) above, including “entry” courtyards (see Section 2.6.3).
(ii) The stacked townhouses located at the rear of the site, should be well-separated
from the apartment by a “garden” courtyard to ensure adequate access to natural
light (see Section 2.6.3).
(iii) All required vehicular parking spaces should be provided underground.
(iv) A visible and intuitive pathway from the street/sidewalk to the stacked townhouses
should be provided, via a wide, clearly delineated landscaped sideyard or a formal
entryway that leads through the apartment building’s entry courtyards.
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Figure 4: Courtyard apartment with stacked townhouse

(d)

Rowhouse Characteristics:
(i)
A rowhouse development is comprised of side-by-side units – units are not stacked
on top of each other (see Figure 5).
(ii) Each rowhouse has access to the front and rear yard.
(iii) Rowhouse developments consist of one row of units at the front of the site. The
row may be broken up into more than one building.
(iv) The individual rowhouse unit should be no less than 3.6 m (12 ft.) clear, measured
from internal wall finish to internal wall finish. Narrower units can be considered if
improved liveability is provided (e.g. end units with three exposures).
(v) Rowhouses can be strata titled or freehold. The term “rowhouse” in these
guidelines refers to any rowhouse development whether they will be strata titled or
subdivided into freehold lots.
Figure 5: Rowhouse

(e)

Courtyard Rowhouse Characteristics:
(i)

The basic type will have one row of side-by-side units near the street, and one near
the lane (i.e. two principal buildings) with parking provided at grade under the rear
row of units, or underground (see Figure 6).
(ii) The row of side-by-side units may be broken up into more than one building.
(iii) Each unit has access to private open space and entries that are accessible from the
street (for the front row of units) or the courtyard (for the rear row of units).
(iv) Stacked units may be considered.
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(v)

Individual rowhouses should be no less than 3.6 m (12 ft.) clear, measured from
internal wall finish to internal wall finish. Narrower units can be considered if
improved liveability is provided (e.g. end units with three exposures).

Figure 6. Courtyard Rowhouse

2.3

Orientation

Wherever possible, designs should emphasize street-facing front door entries. An apartment
form with single entry to the building will be considered, but incorporating direct street access
to ground level units is strongly encouraged. Private outdoor spaces for ground-level dwelling
units may be located in the front yard.
The intent is to maximize active street life, and the following elements are strongly encouraged,
especially in row and townhouse buildings: front entry porches, generous porch stairs and
street-facing living room windows. In addition, balconies, and front patios help activate the
street.
(a)

(b)
(c)

(d)

(e)

2.6

Developments should orient the main entrances to the street, and entries should be clearly
visible from the street and the sidewalk. Discrete lighting of paths and entries should be
provided.
On corner sites, building fronts and entrances should be located facing both streets.
Units in the rear buildings of courtyard rowhouses should have front entrances oriented to
the internal courtyard. A generous and clearly marked passage from the street to the
courtyard should be provided (see section 2.11). On a corner or double-fronting site, all
elevations which face a street should be fully designed and detailed.
Stacked townhouses on interior sites may have the main entrance to the lower level
dwelling unit from a side or rear yard. However, a larger side yard setback with a
minimum of 2.4 m (8 ft.) should be provided for the portion of travel between the front
property line and the front entrance.
Entrances to lock-off units may be located on a building elevation that is not directly
oriented toward the street. However, there must be a wayfinding element at the front of
the site that clearly directs individuals to the entrance of the lock-off unit.

Light and Ventilation

Access to natural light and ventilation affects the liveability of dwelling units. A focused design
effort is required to ensure these qualities in multiple dwellings.
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2.6.1

Access to Natural Light
(a)
(b)
(c)
(d)
(e)
(f)

2.6.2

Daylight for interior and exterior spaces for all housing types should be maximized.
Multiple dwellings have to meet the Horizontal Angle of Daylight requirements of the
RM 9, RM-9A, RM-9N, RM-9AN and RM-9BN Districts Schedule.
Each dwelling unit should have two exterior walls to maximize light access and
ventilation through windows.
For all housing types, all habitable rooms (not including bathrooms and kitchens) should
have at least one window on an exterior wall
Some shadowing on adjacent sites is expected but should be minimized.
Dwelling units that do not have two exterior walls (e.g. studio or one-bedroom), should
not be any deeper than 8.5 m (28 ft.) to ensure adequate natural light to the primary
dwelling spaces.

Natural Ventilation
Natural ventilation allows the exchange of stale indoor air with fresh outdoor air and has an
impact on the heating and cooling of spaces that is not energy intensive. Natural ventilation is
affected by several factors, such as the size, type and placement of windows, ceiling heights,
and prevailing winds. Natural ventilation is greatly increased when two windows on two
different exposures are opened within a dwelling unit.
(a)
(b)

Most dwelling units should have at least two major exposures that face opposite
directions or at right angles to each other (see Figure 7).
The provision of natural ventilation should work in conjunction with Horizontal Angle of
Daylight regulations to ensure that each habitable room is equipped with an openable
window.

Figure 7

Dwelling Unit with a single exposure lacks the opportunity for natural displacement of indoor air
(left) vs dwelling units with two exposures (right)

X
(c)
(d)
(e)

Where a dwelling unit is located directly beneath the roof of a building, the stack effect of
internalized air may be exploited by placing openable skylights in the roof.
Ceiling heights greater than 2.4 m (8 ft.) are encouraged, especially for floors that contain
living space (e.g. living rooms).
Employing window types that facilitate air exchange are encouraged. Double-hung
windows offer the choice of ventilating a high zone, a low zone or a combination thereof,
of interior space. Casement windows, when oriented with prevailing winds, can facilitate
air flow from outside into interior spaces (scoop effect).
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(f)

2.6.3

Where development is exposed to heavy vehicular traffic or an ALRT, the need to mitigate
noise impacts could conflict with providing light and ventilation along those exposures.
New development must achieve solutions to this conflict to ensure residential liveability
and consider the intent of other sections of these guidelines.

Light and Ventilation for Courtyards
Courtyards provide light and ventilation to adjacent units, as well as an open space for residents
to share.
(a)

Entry Courtyards
(i)
Street-facing “entry courtyards” are encouraged in all apartment development. The
width for this entry courtyard should be a minimum of 8.0 m (26 ft.). While entry
courtyards serve to facilitate the requirement for cross ventilation through large
dwelling units, they also serve to enliven the public realm with greenery and
activity.
(ii) All entry courtyards should be sited against the front or rear property lines.
(iii) Projections such as balconies that are permitted into the entry courtyard should be
carefully coordinated and limited to ensure that natural light is not restricted.

(b)

Garden Courtyards
(i)
Where there are two or more buildings on a site, a “garden courtyard” is expected
to be provided in the space between the buildings. Garden courtyards should be a
minimum of 7.3 m (24 ft.) clear depth on the first and second levels, and a
minimum of 9.8 m (32 ft.) on levels above (Figure 8).
(ii) There are no set restrictions on what rooms can face the garden courtyard, but
privacy and light access should be considered.
(iii) Projections permitted into the garden courtyard should be carefully coordinated,
and limited to ensure that natural light is not restricted.

Figure 8

Garden Courtyards

RM-9/N and RM-9BN: Minimum 24’ depth on first and second levels, increased to 32’ on upper levels

RM-9A/N: On exceptionally deep lots only, minimum 24’ depth on first, second and third levels, increased to 32’ on
upper level
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2.8

Noise

2.8.1

Noise from vehicular traffic and/or the ALRT affect sites in the RM-9N, RM-9AN and RM-9BN
districts. These sites will require special measures to ensure livability. New development should
minimize the potential noise impact on habitable areas. Design buildings on the sites to meet
the standards set out in the by-law. This can be achieved through measures which may include:
(a)
(b)
(c)
(d)
(e)

Locating rooms most affected by noise such as living rooms and/or bedrooms away from
the noise source;
Locating areas not affected by noise such as stairwells and single loaded corridors
between the noise source and dwelling units;
Using materials and construction methods that limit noise transmission such as masonry
construction, double stud insulated walls, triple glazing and glass block;
Locating noise buffers such as enclosed balconies, and landscape elements between the
noise source and dwelling units;
Providing alternate ventilation systems such as baffled wall vents.

Regardless of the design approach chosen, the noise mitigation response needs to consider the
intent of the guidelines, including building orientation, access and circulation and architectural
components.
2.8.2

The intent of this section is to guarantee an acceptable level of acoustic separation between
dwelling units within a development.
(a)
(b)

(c)

(d)

(e)

2.9

All shared walls between separate dwelling units should strive to achieve an STC rating
of 65. This will most likely require a wall thickness of 25 cm (10 in.).
The overall room layouts and their relationship to adjacent units should be considered.
Noise-sensitive rooms, such as bedrooms, should be located adjacent to noise-sensitive
rooms in the neighbouring unit.
Locating building elements such as stairs and closets to act as noise buffers against
shared walls is also an effective design solution to minimize noise impact from
neighbouring units.
For structural floors between separate stacked townhouse dwelling units, a high
acoustical rating is recommended. Furthermore, other measures designed to dampen the
transfer of vibrations should also be provided.
Details reflecting the method of noise mitigation proposed for the exterior walls should
be included with the drawing set as required in section 4.15 (Acoustics) of the Districts
Schedule.

Privacy

While some overlook of private open space and lines of sight into windows may be
unavoidable, the intent of these guidelines is to minimize these impacts.
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(a)

(b)

(c)

2.11

The location and orientation of windows, decks and balconies in new development
should be carefully considered to reduce looking into close-by windows of existing
adjacent development.
Visual privacy for units, balconies and private open space should be enhanced as much as
possible through unit planning, landscape screening, and other elements, such as solid
railings.
In stacked townhouse developments, external stairs leading to upper level units should be
located close to the entry doors so that people do not need to pass the front doors and
windows of other units in order to access their own units.

Access and Circulation

(a)
(b)
(c)

As many units as possible should have pedestrian access to the front doors from the
street.
Corridors in apartment buildings should be limited in length. Vertical circulation can be
used to limit long corridors. Corridors should have natural light and ventilation.
For courtyard rowhouse development, a pedestrian path with a minimum width of 3.6 m
(12 ft.) should be provided between street-fronting buildings to the courtyard from the
street. If the only access is along a side yard, a minimum access of 2.4 m (8 ft.) should be
provided. Access to entry doors in the rear building should be from the common
courtyard. Pedestrian access should also be provided between the lane and the courtyard
through the side yard space (Figure 9).
Figure 9.

(d)

(e)
(f)

Access and Circulation for Courtyard Rowhouse

For proposals with buildings containing dwelling units at the rear of the site, applicants
should review specific siting conditions with Building By-law and Fire Prevention staff.
Additionally, in order to provide fire access to buildings at the rear of sites:
(i)
Pedestrian access route(s) to buildings at the rear should maintain a minimum
building separation of 2.4 m (8 ft.) and clear path of 2.0 m (6.5 ft.); and
(ii) On lots without lanes, additional requirements for firefighter access, or upgrades to
fire protection standards may affect the placement, separation, or construction of
buildings.
Hard surface circulation should be minimized to provide only what is necessary to access
dwelling units, common outdoor space or services located at the rear of the site.
Vehicular access should be from the lane, where one exists.
(i)
Sites must be assembled in such a way that vehicular access from a lane is possible.
(ii) On sites without lane access, and with no means to acquire lane access through
consolidation, access may be from the street and the curb cut should be minimized.
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(g)

2.12

An offset, rather than a centred curb cut should be considered in order to
consolidate space left for landscape.
For freehold rowhouse applications in RM-9, RM-9N and RM-9BN, applicants should
consult in advance with the City of Vancouver Engineering Department and third-party
utilities to determine lot layouts and access locations that will accommodate the required
services and utilities.

Internal Storage

The internal design of dwelling units should consider the storage needs of families. In-suite
storage areas should be provided within individual dwelling units or within residential storage
areas located in underground parking structures. A floor space exclusion is provided for bulk
residential storage space that is located underground.
3

Uses

3.1

Lock-off Units

(a)

(b)
(c)
(d)
(e)
(f)
(g)

The Districts Schedule permits a “Principal Dwelling with a Lock-off Unit” in multiple
dwellings. A lock-off unit is a portion of the main dwelling unit that can be locked off to
be used separately or rented out. The intent of allowing lock-off units in multiple
dwellings is to increase the rental stock in the neighbourhood and to provide the option of
having a mortgage helper for the owner of the unit (similar to the option of having a
secondary suite in one- and two-family dwellings).
A lock-off unit is an optional and flexible use, and therefore the lock-off unit has to be
equipped with an internal access to the main unit.
A lock-off unit cannot be strata-titled. This is secured by covenant.
While lock-off units do not require additional vehicle parking, they do need separate
bicycle parking (see Section 4.9).
In order to ensure safety and acceptable standards of liveability, lock-off units must
comply with the Principal Dwelling Unit with a Lock-off Unit Guidelines.
The maximum number of lock-off units in apartments, stacked townhouse or courtyard
rowhouse developments is one lock-off for every three units.
The maximum number of lock-off units in rowhouse developments is one lock-off unit
for every rowhouse unit.

4

Guidelines Pertaining to Regulations of the Zoning and Development
or Parking By-laws

4.2

Frontage

(a)

In RM-9, RM-9N and RM-9BN, the minimum frontage for a multiple dwelling with four
or more units (not including lock-off units) is 12.8 m (42 ft.). This is the minimum
frontage for a stacked townhouse development. Wider frontages are required to
practically accommodate other multiple dwelling types:
(i)

Rowhouse developments require a minimum frontage of 14.6 m (48 ft.) for three
rowhouses and 18.9 m (62 ft.) for four rowhouses. This width accommodates the
minimum width for rowhouse units [4 m (13.3 ft.) between the centre of walls] and
a 1.2 m (4 ft.) side yard on either side of the development.
(ii) Courtyard rowhouse developments require a minimum frontage of 18.9 m (62 ft.).
(iii) Apartment buildings will generally require a minimum frontage of 15.2 m (50 ft.)
in order to accommodate underground parking.
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(b)

In RM-9A and RM-9AN, the minimum frontage for a multiple dwelling with four or
more units (not including lock-off units) is 15.2 m (50 ft.) in order to accommodate
underground parking.

(c)

The districts schedule prescribes a maximum frontage width to encourage a variety of
smaller developments. The Director of Planning can relax this maximum only to ensure
that individual lots are not “locked in” or “orphaned” with no opportunity to consolidate
and develop with other adjacent lots. Where the maximum frontage is relaxed, an
exceptional effort should be made to create variety between the street-fronting buildings
on site.

4.3

Height

4.3.1

Height in RM-9, RM-9N and RM-9BN
The permitted height for multiple dwellings is higher than for the existing single-family
dwellings. In order to achieve a degree of compatibility with adjacent existing development, the
massing and roof forms should be designed to reduce apparent scale (refer to additional
guidelines in Section 5.0).
(a)

For buildings sited along the street the Director of Planning may permit an increase in
building height to 12.2 m (40 ft.). These buildings should generally take a 3 storey form
with a partial fourth storey. For townhouse and rowhouse buildings, the lower storey may
be recessed into grade up to 0.9 m (3 ft.) and any height increase should achieve good
liveability for units located at the lowest level.
The upper storey should have a reduced massing to assist with compatibility with the
existing streetscape. This can be achieved in several ways such as containing the upper
storey in a pitched roof, or setting back the walls of the upper level from those below.

(b)

(c)

(d)

(e)

(f)

4.3.2

For buildings in the rear of the site, the maximum height of 10.7 m (35 ft.) and 3 storeys
should be maintained, except that a reduced height of 9.1 m (30 ft.) should be
incorporated within 4.9 m (16 ft.) of adjacent properties.
For buildings located in the rear of the site and adjacent to a zone or policy area where
permitted heights are greater than 12.2 m (40 ft.), the Director of Planning may permit an
increase in building height to 12.2 m (40 ft.) and 4 storeys.
For apartment buildings, the Director of Planning may permit an increase in building
height to 12.2 m (40 ft.), and 4 storeys, provided the Director of Planning considers the
intent of these Guidelines, with particular regard to General Design Provisions of section
2.
The Director of Planning may permit an additional increase in building height to 13.7 m
(45 ft.) and 4 storeys to accommodate sloped roof forms that complement the
architectural design of the building, sloping sites, and urban design conditions such as
adjacencies to higher buildings.
The maximum allowable roof height may only be attained at localized points within the
development, rather than as a continuous height around the perimeter of the building.

Height in RM-9A and RM-9AN
The Director of Planning may permit an increase in building height to 13.7 m (45 ft.). These
buildings should generally take a 4-storey form.
(a)

The intent of this district is to permit buildings that are a physical transition from the
mid-rise buildings on Kingsway, to the ground-oriented residential neighbourhoods
behind Kingsway. Flat roofs are permitted and encouraged. Further, the 13.7 m (45 ft.)
height is intended to enable ceiling heights that are taller than the typical 2.4 m (8 ft.).
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(b)
4.4

For sloping sites, the lower storey may be recessed into grade up to 0.9 m (3 ft.) and any
height increase should achieve good liveability for units located at the lowest level.

Front Yard

The front yards of existing single-family homes vary among properties, but are often 7.3 m
(24 ft.). New development will have shallower front yards. The wider sideyards required for
some building types will help with a visual transition in the streetscape. To better assist with
this transition the sidewalls of these new buildings should be treated with materials and
fenestration that avoid the appearance of a “blank wall”.
The Director of Planning may permit a reduction in the minimum front yard to 3.7 m (12 ft.):
(a) to allow apartments and courtyard developments to achieve improved liveability for the
dwelling units if this cannot be better achieved with a rear yard relaxation; or
(b) on lots less than 27.4 m (90 ft.) in depth.
However, in RM-9, RM-9N and RM-9BN, where the front yard of the adjacent building is 4.9
m (16 ft.) or more, the front yard on that side of the proposed development should be 4.9 m (16
ft.) within 3.7 m (12 ft.) of the side property line (see Figure 10).
Figure 10: Front yard setbacks depend on the setback of adjacent buildings in RM-9, RM-9N and RM-9BN

4.5

Side Yard

A side yard setback of 2.1 m (7 ft.) is required for multiple dwelling developments. This side
yard should be a minimum for apartment developments, and may be increased in some designs
to improve access to light and air to dwelling units.
Other multiple dwelling forms have less impact on neighbouring buildings. The Director of
Planning may allow a reduction in the side yard setback:
(a) for rowhouse and stacked townhouse developments with a single row of buildings at the
street to 1.2 m (4 ft.), subject to section 2.3 of these guidelines;
(b) for courtyard rowhouse or townhouse developments, to 1.5 m (5 ft.), provided an
enhanced side yard (see Figure 10) is provided mid-site at interior property lines to allow
a neighbourly relationship to the rear yards of adjacent development:
(f) with a minimum width of 4.9 m (16 ft.) and a minimum length equal to 25 percent
of the site depth;
(g) located so that its rear boundary is not less than 6.7 m (22 ft.), nor more than a
distance equal to 35 per cent of the site depth, from the ultimate rear property line;
(h) the location of the enhanced side yards is flexible in order to allow a variety of
development scenarios and need not be located in the same position on both sides
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and may need to vary from the dimensions above on sites deeper than 41 m
(135 ft.).
This enhanced mid-site side yard setback is in addition to an increased setback to
accommodate access.
(c)

Generally, exterior side yards should not be reduced from the minimum.

Figure 11: Enhanced side yards diagram for courtyard developments

4.6

Rear Yard

The Director of Planning may allow a reduction in the rear yard setback if the resulting
building form allows developments to achieve improved liveability for the dwelling units, by
assuring at least 2 exterior walls per unit. The rear yard may be reduced to:
(a) a minimum of 3.7 m (12 ft.) for apartment buildings;
(b) a minimum of 1.2 m (4 ft.) for courtyard developments.
4.7

Floor Space Ratio (FSR)

These districts schedules offer the opportunity for a wide variety of development types, with a
range of floor space ratios. Depending on the site and the form of development chosen, it may
not be possible to achieve the highest FSR (e.g. courtyard rowhouse on standard depth lot).
In these districts schedules, some FSR exclusions for parking and bike storage differ
significantly from other districts. Please refer to section 4.9 Off-Street Parking and Bicycle
Storage for more detail.
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4.8

Site Coverage and Impermeability

Generally the site coverage should not be relaxed, as provision of open space and landscaped
surfaces are encouraged. However, for apartment buildings otherwise achieving the intent of
the guidelines, the Director of Planning may increase the area of site coverage to 65 per cent of
the site area.
For developments providing underground parking, the Director of Planning may increase the
area of impermeable materials of the site, provided landscaped surfaces are maximized and
impermeable surfaces minimized to what is absolutely necessary for site function.
4.9

Off-Street Parking and Bicycle Storage

4.9.1

Parking
Parking, and access to underground parking, should be located at the rear of the site, from the
lane. For all multiple dwellings, underground parking is permitted and will receive a standard
exclusion for the purpose of FSR calculations (see districts schedule).
For some multiple dwelling types, it may be possible to provide parking at grade from the lane:

4.9.2

(a)

For a single row of rowhouses or stacked townhouses, the following applies:
(i)
Parking can be provided in open parking spaces or garages, however, enclosed
parking is counted as part of the allowable floor space. There is no exclusion for
above ground parking in accessory buildings for the purpose of FSR calculations.
(ii) To be able to provide one garage per rowhouse, the Director of Planning can
increase the total floor area of all accessory buildings to a maximum of 24 m2
(258 sq. ft.) for each rowhouse as well as increase the proportion of the width of
the site that can be occupied by an accessory building to a maximum of 80 per
cent.
(iii) For stacked townhouses on sites where underground parking is not provided, the
Director of Planning can increase the proportion of the width of the site that can be
occupied by accessory buildings to a maximum of 80%.
(iv) Up to two spaces may be located in one accessory building. Garages with three or
more spaces are not permitted. The garages containing one or two parking spaces
should be separated, with areas of open space to break up the massing of the
buildings and provide pedestrian access from the rear yard to the lane.
(vii) Some freehold rowhouse units may be limited to a parking pad, in order to allow
sufficient space to accommodate servicing and third-party utilities.

(b)

For courtyard townhouses/rowhouses, the following applies:
(i)
Parking at grade may be provided under the rear building, accessed directly off the
lane. However, to manage building bulk, there is no FSR exclusion for above
ground parking.

(c)

Open parking spaces should be paved with pavers that are permeable to reduce
stormwater sewer loads. However, since most permeable pavers lose their permeability
over time, parking areas with permeable pavers are counted as impermeable surface.

Bicycle Storage
(a)

(b)

While there is no FSR exclusion for above grade parking in multiple dwellings, the
Districts Schedule specifies that the portion of required bicycle parking located in an
accessory building may be excluded from floor area calculations.
Creative bike parking solutions should be sought, such as under stairs and patios, in crawl
spaces and in freestanding boxes.
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(c)

4.10

In rowhouse developments, bicycle parking for a lock-off unit should be provided in a
location separate from the garage for the principal dwelling, such as underneath the
external stair or in a bike box located at the rear of the garage or at the entrance to the
lock-off unit.

Horizontal Angle of Daylight

The Horizontal Angle of Daylight regulation helps to ensure the liveability within a dwelling
unit by requiring a window for each room (except bathrooms and small kitchens). Priority is
placed on the major living spaces in which longer periods of time are spent, such as living
rooms.
(a) The relaxation of horizontal angle of daylight requirements provided for in the RM-9,
RM-9A, RM-9N, RM-9AN and RM-9BN Districts Schedule should be used to achieve a
minimum standard of natural light access for rooms that are not primary living spaces,
such as bedrooms, dens and dining rooms.
(b) With the exception of lock-off units, the main living space for each dwelling unit should
face a street, rear yard, or courtyard. Relaxation of the horizontal angle of daylight for
primary living spaces (i.e. living rooms) should not reduce the requirement to less than
15.2 m (50 ft.) of uninterrupted sightlines, or 7.3 m (24 ft.) in courtyard
townhouse/rowhouse developments;
(c) To ensure the liveability of rooms at the basement level, the basement floor should not be
more than 0.9 m (3 ft.) below the adjacent exterior grade. A minimum ceiling height of
2.4 m (8 ft.) should be provided.
(d) In the case of lock-off units, the required distance for an unobstructed view is detailed in
the Principal Dwelling Unit with Lock-Off Unit Guidelines.
4.16

Building Depth

No maximum building depth is specified for multiple dwellings with 4 or more units. This is to
provide flexibility in building form to achieve the goals of the General Design Considerations
in Section 2, with particular regard to light, ventilation and privacy.
As a new building will project further into the site, designs should also consider the impacts on
privacy and shadowing to neighbours. Design revisions that still achieve liveability goals for
the subject site, and minimize overlook and shadowing to neighbour sites should be explored,
such as creating larger side yards in the rear portion of the site, and setting back upper storeys.
4.18

Dwelling Unit Density

The Districts Schedule places a limit to the density of dwelling units permitted for each
development site, based on site size and floor area. The intent is to encourage developments to
include dwelling units large enough to accommodate families. The Dwelling Unit Density in
4.18.1 is calibrated for rowhouses and stacked townhouses – developments that typically
require internal staircases, which may displace floor area that could otherwise be dedicated to
living areas (e.g. bedrooms, living rooms). As such, the provision in 4.18.2 for the Director of
Planning to permit a Dwelling Unit Density increase for projects above 1.2 FSR should only be
considered for developments that provide single-storey dwelling units, where a majority of
units are accessible by a shared elevator (i.e. 4-storey apartment buildings). This permission
will nevertheless be dependent on design criteria set out in the Guidelines including: number of
2- and 3-bedroom units; dwelling unit size and liveability; opportunity for cross-ventilation;
and provision of useable private open space.
In some cases in RM-9A and RM-9AN, a development site that is exceptionally deep will allow
a Courtyard Apartment with Stacked Townhouse development scenario with two or more
buildings. On these sites, where at least one building is a 4-storey apartment building, the
Dwelling Unit Density increase provisions in 4.18.2 may be considered.
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4.19

Number of Buildings on Site

The Director of Planning may permit more than one building on a site to allow courtyard form
development and to help provide an incremental rhythm in the streetscape to reflect the existing
development pattern.
In all cases, allowing more than one building on a site should provide a superior site planning
solution and assist with achieving natural light and ventilation as discussed in Section 2.
4.19.1

Number of Buildings on Site in RM-9, RM-9N and RM-9BN
(a)

(b)

(c)

(d)

4.19.2

Number of Buildings on Site in RM-9A and RM-9AN
(a)

(b)

5

On sites larger than 670 m2 (7,212 sq. ft.), courtyard development generally in the form
of rowhouse or stacked townhouse, with buildings along the front and the rear of the site,
is supported to enable more ground-oriented units.
Developments on sites wider than 33.5 m (110 ft.), whether single-row or courtyard
rowhouse buildings, should create more than one building along the street, or create the
appearance of two buildings with the use of a deep courtyard. This is to help break up the
massing of the development and create a streetscape that is more consistent with the
existing block. Space between the two buildings should be at least 3.6 m (12 ft.).
For stacked townhouses, buildings should be limited to 24 m (80 ft.) in width. Therefore,
on wider sites, more than one building can be permitted. Limiting the building width
allows more windows on the sides and allows for better cross-ventilation and access to
natural light.
Apartment buildings on sites wider than 45.7 m (150 ft.) should create more than one
building along the street, or create the appearance of two buildings with the use of a deep
entry courtyard, with minimum dimensions of 6 m (20 ft.) depth by 8.0 m (26 ft.) width.

Apartment buildings on sites wider than 45.7 m (150 ft.) should create more than one
building along the street, or create the appearance of two buildings with the use of a deep
entry courtyard, with minimum dimensions of 6 m (20 ft.) depth by 8.0 m (26 ft.) width.
On sites that have a minimum continuous depth of 45.7 m (150 ft.), additional buildings
may be considered along the rear property line. The apartment building should be the
predominant building form, i.e. located at the front of the site and containing the majority
of dwelling units. Buildings at the rear of the site may be stacked townhouses.

Architectural Components
Developments are not required to emulate any particular architectural style. Regardless of style,
high quality design is expected to contribute to the streetscape. All walls or portions thereof that
are visible from the street should include a cohesive and well-scaled composition of cladding
materials, trim, fenestration and relief elements such as bays, recesses, porches, balconies
which provide shadow play, wall texture, rain protection and human scale.

5.1

Roof and Massing

5.1.1

Roofs in RM-9, RM-9N and RM-9BN
(a)

The forms of roofs on existing buildings in the area are varied, though most are
pitched and simple in style. While new development is not expected to
emulate the existing building style, it should incorporate roof forms that have a
clear, simple concept, and provide variety and texture (see Figure 12).
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Figure 12: Varied rooflines on multiple dwellings

(b)

(c)

(d)

5.1.2

New development can take many forms. In all forms the roof and fourth floor
should have a reduced massing to assist with compatibility with the existing
streetscape. Fourth floor massing can be reduced by:
(i) Containing the upper level in a pitched roof form;
(ii) For a flat or shallow pitch roof development, by significantly setting back any
building mass at the front and rear of the building. This can be done continuously
or in increments;
(iii) In rowhouses this can be achieved by reducing the overall height of the end units.
Secondary roof forms and dormers can be incorporated into a design. They may be useful
to emphasize entries and unit identity and create an incremental scale that relates to the
existing context. If used, they should be subordinate to the main form.
Roof top terraces should be set back from the building edge to minimize the view into
adjacent yards.

Building Massing
The new housing types permitted are larger than the existing single-family dwellings in the
neighbourhood. To assist with a massing transition in the existing streetscapes, and to continue
streetscape interest, actual and apparent building width should be limited.
(a)

Massing of Apartment Buildings
For apartments, the building face should be articulated so that there are significant
recesses. These recesses should be created in the form of inset entry courtyards. This not
only assists with a more modulated building massing, but creates the opportunity for
additional windows for natural light and ventilation. These entry courtyards should have
a minimum width of 8.0 m (26 ft.), and may need to be wider to achieve the required
Horizontal Angle of Daylight.
In RM-9A and RM-9AN, setting back the fourth storey from the street-facing elevation
abutting the front yard by 2.4 m (8 ft.) is highly encouraged, as a means of reducing the
overall scale of the building as viewed from the public sidewalk, as well as to provide
ample outdoor balcony space for dwelling units facing the street. Where development
sites are located facing a large public park, however, a setback may not be necessary as a
larger building scale may be considered in relation to a large public open space.
In RM-9N, buildings facing Granville Street need not provide street-facing courtyards as
there is significant street noise, but can provide these at the rear or sides of the building.
Vertical articulation can be created through other architectural devices on the front of the
building.
In RM-9A and RM-9AN, the rear yard setback at the first floor should be a minimum of
3.7 m (12 ft.). Second, third and fourth storeys should have a minimum rear setback of
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6.1 m (20 ft.). This ensures an adequate amount of viewing distance from the living
rooms of lane-facing dwelling units to developments across the lane.
(b)

Massing of Townhouses, Rowhouses, and Courtyard Buildings
For townhouse and rowhouse buildings, individual buildings should not exceed 24 m
(80 ft.) in width, or 4 to 6 rowhouses. Architectural articulation can be used to reduce the
massing of rowhouse developments.
Townhouses and rowhouses should visually emphasize individual units. While many
successful rowhouse developments rely on simple repetition of identical or near identical
side-by-side units, the boundaries of each unit should be obvious and clearly expressed
on the street façade.
Figure 13: Illustration of reduced massing of end unit

In RM-9, RM-9N and RM-9BN, courtyard rowhouses at the rear of the site should be designed
to reduce apparent massing adjacent to the lane and minimize shadowing impacts on adjacent
residential properties. Consideration should be given to stepping back the upper floor along the
lane to reduce the massing along this exposure. On sites where the height in this area is limited
to 10.7 m (35 ft.), this should be achieved in three storeys. Where a building nears the rear yard
of an adjacent residential property, the massing should be reduced through decreased height or
increased setbacks.
5.3

Entrances, Stairs and Porches

Entrances are a place of interest and interaction on the street. They provide opportunities for
individual expression and identity. Provision of individual entries to all ground level dwellings
is strongly encouraged, including apartment buildings.
5.3.1

Entrances
(a)

(b)

(c)
(d)

In townhouse and rowhouse buildings, each street fronting principal dwelling unit should
have one clearly expressed main entrance area facing the street. In some instances, the
Director of Planning may permit a main entry door located off the rear elevation of a
stacked townhouse building.
Other entrances, such as lock-off units, should be located on the front façade wherever
possible. However, clarity should be maintained with respect to which is the main
entrance. These entrances may include French doors and sliding glass doors.
Courtyard rowhouse units in the rear building should have main entrances oriented to the
internal courtyard.
On a corner or double-fronting site, all elevations that face a street should accommodate
entrances.
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(e)

(f)

5.3.2

Porches
(a)

(b)
5.3.3

For townhouse and rowhouse buildings, each unit should have an entry porch, which can
range from a small stoop area to a large, more usable porch. This is also strongly
encouraged for ground level units in apartments.
Larger porches can serve as a private outdoor space for some units.

Stairs
(a)
(b)

(c)
5.4

Pedestrian access to the main entries should be clearly visible from the street. Pedestrian
pathways to units facing the side yards or rear yards should be clearly visible for
way-finding purposes (such as through lighting, addressing and trellises).
In 4-storey apartment buildings, the main entrance should lead to a shared elevator and
stair lobby. Furthermore, this entrance should typically be accessed via the semi-private
entry courtyard facing the street (see 2.6.3).

For courtyard rowhouses and rowhouses, stairs to levels above the main floor must be
accommodated within the internal space of the house or unit.
In stacked townhouses stairs to the upper level units become a major design feature. They
should be incorporated into the overall design and not have a “tacked-on” appearance.
Exterior stairs should not climb more than 2.1 m (7 ft.). Beyond this height they create
excessive projections into the front yard. The Building By-law should be consulted to
ensure compliance for exiting requirements.
Steps are allowed in required side yards only where they are designed to facilitate grade
changes from the front to the rear of the site.

Windows and Skylights

Window placement and design play important roles in the overall visual composition of a
building. Windows are also significant for the liveability of a unit, because they let in natural
light and air.
(a)
(b)

5.5

Balconies and Decks

(a)
(b)
5.6

When a window or skylight is the only source for natural light for a room, it should also
be possible to open it to guarantee natural ventilation throughout the dwelling.
Every room should be equipped with an operable window. Bathrooms and small kitchens,
however, are exempt.

Balconies and decks should be designed as integral parts of the building massing and
façade composition.
Inset, rather than projecting, balconies should be used where privacy of neighbouring
properties may is a concern.

Exterior Walls and Finishing

The finishing materials of new development should be durable. High-quality materials that last
longer are more sustainable and create less waste. Materials that perform well over a long
period of time also increase the affordability of the dwelling.
In addition to durability, the following guidelines should be considered when choosing exterior
materials:
(a) Create a cohesive image by limiting the number of different finishing materials used.
(b) Materials should be used in a way that is true to their nature. For example, stone facing
should be used as a foundation element, and as the base of columns, but should not be
used as a facing on upper levels with no clear means of support below.
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(c)

(d)

(e)

(f)
(g)
7

In general, the same materials should be used in consistent proportions on all facades and
not just on the street face. Materials should carry around corners and terminate at logical
points to avoid appearing as a thin veneer or ‘false front’.
All sides of a building that extend in front of an adjacent building are visible from the
public realm and warrant appropriate design. For corner buildings, the side façade should
be articulated and have sufficient windows and detailing, comparable to the front façade.
Large blank walls should be avoided whenever possible. Window openings, detailing,
materials, colour, wall articulation and landscaping should be used to enliven them and
reduce their scale.
Exposed foundations should be limited to 30 cm (12 in.).
Garage doors for individual units should be single width.

Open Space
The provision of open space should be part of an overall site development and landscape plan
and should take into consideration general site circulation patterns, including parking, existing
landscape features, sun access, privacy and usability.
(a) Provide useable open space at grade to meet the varied needs of residents:
(iv) For ground-oriented units, a private garden and/or patio;
(v) For stacked and apartment units, a semi-private area that is designed as an
organizing element, not as ‘leftover’ space. Provide sufficient distance, screening,
landscape, and outlook considerations for the mutual comfort of dwellings
overlooking the space.
(b) In addition, a spacious balcony or deck with a minimum depth of 1.8 m (6 ft.)
should be provided;
(c) Roof decks add considerably to the amenity of any unit. Care should be taken to avoid
direct sightlines to neighbouring windows, balconies and yards. Roof decks should be
well-integrated into the overall form.
(d) Units that could accommodate families with children (2 bedrooms or larger)
should have access to open space that is suitable for children.

8

Landscaping
(a)
(b)
(c)
(d)

(e)

(f)
(g)

(h)

Existing trees should be kept and new trees introduced wherever possible.
Patio areas in the front yard should be screened with planting.
Visually undesirable building features, such as exposed foundation or utilities, should be
screened with landscaping.
The front and back boulevard should be landscaped as green space. At a minimum, they
should be retained as grassed areas, but more intense planting is encouraged (please refer
to Guidelines for Planting City Boulevards). The space between the sidewalk and the
front property line should receive similar treatment.
In general, the by-law fencing height limit of 1.2 m (4 ft.) in front yards, and 1.8 m (6 ft.)
in rear and side yards should be respected. However, exceptions may be made for entry
arbours, and trellises or screening elements immediately adjacent to patio or deck areas.
Over height elements in the front yard should assist with the definition of outdoor space
but should not prevent all views or glimpses of the outdoor space from the street. Any
over height element should be largely transparent and limited in extent.
Where walls or fences are provided, they should be combined with soft landscaping to
provide visual depth, screening and layering.
Landscaping in semi-private common spaces should be designed to provide screening
and filtering of views, relying on plant material, rather than fences. Planting larger
caliper trees is particularly necessary in these locations.
Where dwelling units are located at the lane, every opportunity to enhance the lanescape
with landscaping should be taken. This includes:
(i)
Entry gates and arbors over pedestrian entrances;
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(ii) Arbors over driveway entrances;
(iii) Planted areas or planter boxes between garage doors;
(vi) Planting of trees near the lane where possible.
9

Garbage and Recycling
For multiple dwelling developments, appropriate areas for garbage and recycling bins directly
off the lane should be provided. The document, Garbage and Recycling Storage Facility
Supplement, provides detailed information on the number of containers required and
dimensions and specifications of commonly used storage containers. It is available online at:
http://vancouver.ca/home-property-development/garbage-and-recycling-storage-facilities.aspx
or at the Enquiry Centre, 1st floor, 515 West 10th Avenue.
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NOTE: STRIKE OUTS INDICATE DELETIONS
ITALICS INDICATE ADDITIONS

JOYCE STATION AREA CD-1 GUIDELINES
(VANNESS AVENUE AND RUPERT
SPENCER STREET SITE) (BY-LAW NO.
6322)
Adopted by City Council on March 22, 1988
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Application and Intent
These guidelines should be used in conjunction with the CD-1 By-law for multiple residential
developments on the Vanness Avenue and Rupert Spencer Street site, zoned CD-1 (Figure 1).
The guidelines will be used by City staff in the evaluation of projects. Applicants should also
refer to Chapter 4:
New Residential Development Opportunities and Chapter 9:
Implementation and Joyce Urban Design Principles in the Joyce Station Area Plan.
The ALRT redevelopment sites are mainly located in established single-family neighbourhoods.
Most sites are also adjacent to and physically impacted by the ALRT system or busy arterial
streets. The major guideline objectives are:
(a)
(b)
(c)

To ensure that new development is compatible with the physical character of the
neighbourhood;
To achieve residential liveability by dealing with the impacts of the ALRT system and
arterial streets; and
To achieve high quality development that assists in establishing a stronger neighbourhood
character and image.

It may not always be possible to achieve all the guideline objectives outlined in this document.
On each site trade offs will be considered to achieve the major guideline objectives.
The intent in developing the Vanness Avenue and Rupert Spencer Street site is to provide
multiple housing that can deal with the impact of the ALRT system. This housing should also
create a noise and visual buffer between the ALRT guideway and nearby single-family homes.
It should be scaled to fit into the area and should create a frontage character for both Vanness
and Clive Avenues. A neighbourhood grocery store should be considered in conjunction with
new residential development on the corner of Rupert Street and Vanness Avenue.
Joyce Station Area - Vanness Avenue and Rupert Spencer Street Site
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2

General Design Considerations

2.1

Site Context

The site is located in a stable residential area with single-family homes located to the south.
Most of tThe site fronts on both Vanness and Clive Avenues and is bordered by the elevated
ALRT guideway and B.C. Parkway on the north side of Vanness Avenue. Another CD-1 zoned
residential site is located to the east along Vanness Avenue.
Although there are few prominent design elements in the surrounding neighbourhood, there is
potential for emphasizing the positive characteristics to create a more identifiable community.
Elements that establish character include topography, view, landscaping, building scale and
building features such as roof types, windows, entrances and finishing materials.
Objective:
New development should respond positively to the site context and the existing scale and
character of the surrounding neighbourhood.
This can be achieved by:
(a)
(b)
(c)
(d)
2.3

Being compatible with the scale and character of the surrounding neighbourhood.
Assisting in limiting ALRT impacts on the surrounding neighbourhood.
Ensuring that the liveability of any new dwelling units is not compromised by ALRT and
traffic noise.
Helping establish a stronger neighbourhood character and image.

Orientation

The elevated ALRT guideway creates privacy and noise problems which limit the orientation of
new development. The neighbourhood subdivision pattern results in most existing homes,
except those between Rupert and Spencer Streets, being oriented north or south. The site is
oriented north-south fronting on both Vanness and Clive Avenues except that portion between
Rupert and Spencer which backs onto a lane and the side yards of adjacent single-family
homes. New development provides the opportunity to help limit ALRT impacts on the
neighbourhood, provide a neighbourly orientation to nearby single-family homes and reinforce
the existing development pattern.
Objective:
New development should be oriented to limit ALRT impacts and reinforce the existing
development pattern.
This can be achieved by:
(a)
(b)

Orienting new development east of Spencer Street away from the ALRT guideway and
towards Clive Avenue.
Orienting new development west of Spencer Street away from the ALRT guideway and
the side yards of adjacent single-family homes and towards Rupert and Spencer Streets.
Internal locked in lots will, out of necessity, orient towards Vanness Avenue and must be
designed to deal with ALRT impacts.
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(c)

Limiting orientation towards Vanness Avenue but ensuring that a frontage character is
provided.

Figure 2.

Suggested Orientation for New Development
Figure 2A

Figure 2B

2.4

View
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Views are a major amenity in residential development. Views of the north shore mountains
may be possible from the site. However, taking advantage of this view can conflict with
mitigating ALRT impacts. New development which takes advantage of this view opportunity
must also respect views from homes to the south.
Objective:
New development should take advantage of any potential views without unduly compromising
existing views enjoyed by nearby homes or compromising the livability of new dwelling units.
This can be achieved by:
(a)
(b)
2.6

Ensuring that any opening oriented towards the view is ALRT-tolerant.
Articulating and providing breaks in roof lines to open up views.

Light and Ventilation

Adequate natural light and ventilation are necessary for residential liveability. However, the
need to mitigate impacts could conflict with providing light and ventilation along building
walls facing the ALRT guideway. New development must achieve solutions to this conflict to
ensure residential liveability. Below grade units and their private outdoor spaces do not receive
adequate light.
Objective:
New development should provide adequate natural light and ventilation to all dwelling units.
This can be achieved by:
(a)
(b)
(c)
(d)
2.8

Maximizing the number of exterior walls with windows for each dwelling unit not
impacted by the ALRT.
Using alternatives to standard windows such as skylights and glass block to allow light
through walls facing the guideway.
Locating dwelling units at or above grade only.
Minimizing the impact of building massing on present light levels enjoyed by adjacent
properties.

Noise

Low noise levels are a major element in residential liveability. This site is impacted by ALRT
noise. The western portion of the site is also affected by traffic on Rupert Street. New
development must be noise tolerant itself and should contribute in reducing noise impacts on
the surrounding neighbourhood.
Objective:
New development should minimize ALRT and traffic noise in new dwelling units and assist in
reducing ALRT noise impacts on nearby single-family homes.
This can be achieved by:
(a)

Locating rooms most affected by noise such as living rooms and bedrooms away from the
noise source (Figure 3).
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(b)
(c)
(d)
(e)

Locating areas not affected by noise such as stairwells and single loaded corridors
between the noise source and dwelling units.
Using materials and construction methods that limit noise transmission such as masonry
construction, double stud insulated walls, triple glazing and glass block.
Locating noise buffers such as glazed balconies, walls, fences and berms between the
noise source and dwelling units.
Providing alternate ventilation systems such as baffled wall vents.

Figure 3.

2.9

Example of New Development Responding to Noise Impacts

Privacy

The ALRT guideway creates privacy problems due to overlooking from trains into the site and
the surrounding neighbourhood. New development that is higher than adjacent buildings could
also create privacy problems. However, sensitive site and dwelling unit planning can reduce
overlook problems and minimize loss of privacy on adjacent sites.
Objective:
New development should respect and improve existing levels of privacy.
This can be achieved by:
(a)
(b)
(c)

Using building massing and landscaping to block views from the ALRT into new
development and the surrounding neighbourhood.
Designing and landscaping new development to ensure that the privacy of adjacent sites
is not unduly compromised.
Ensuring that new development has a high degree of individual unit privacy through
careful location and treatment of windows and balconies.
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Figure 4.

Examples of Building Configuration to Ensure Privacy

Figure 4A

2.13

Parking

Underground parking should be located below grade limiting any exposed structure. Any
exposed structure and surface parking areas should be well screened and suitably treated.
3

Uses

3.1

Multiple Dwelling: Locked In Lot

A locked in lot includes:
(a)
(b)

A lot left at the end of a block and beside a proposed multiple dwelling; or
A lot left between an existing and proposed multiple dwelling;
and the site area of the lot would be less than that required by the by-law for development
of a multiple dwelling.

Before granting approval for a proposed multiple dwelling which would create a locked in lot,
the following process is to be followed in trying to avoid the creation of a locked in lot:
(a)

(b)
(c)

The owner(s) of the lot to be locked in is advised, via letter from the Planning
Department, of the proposed development on the adjacent property and the effect it
would have on future redevelopment of their lot, which would be below the minimum
site area required for a multiple dwelling.
The applicant of the proposed multiple dwelling is requested to submit written
confirmation of offers to purchase the lot to be locked in. These offers are then sent by
the Planning Department to the owner(s) of the lot to be locked in.
If the owner(s) of the lot to be locked in accepts an offer to purchase, written
confirmation of this is to be submitted to the Planning Department.
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(d)
(e)

(f)

If the owner(s) of the lot to be locked in refuses the offers to purchase, written
confirmation of this being supplied by the applicant, but does not object to the proposed
development creating their locked in lot, the application may proceed.
If the owner(s) of the lot to be locked in refuses the offer to purchase, written
confirmation of this being supplied by the applicant, and objects to the proposed
development creating their locked in lot, Planning Department staff are then to meet with
the owner(s) and the applicant of the proposed development to seek resolution.
If resolution is not obtained, the Director of Planning is to draw the matter to the attention
of Council in presenting the proposed development for approval of the form of
development.

4

Guidelines Pertaining to Regulations of the Zoning and Development
By-law

4.2

Frontage

The most common building frontage in the neighbourhood is that of a single-family home on a
single lot. This sets up a recognizable rhythm of spacing from house to house. New higher
density development will be built on larger sites, possibly disrupting this established pattern.
Objective:
New development should provide a frontage character which is compatible with existing
single-family development. It should also create visual interest and avoid an anonymous
box-like image.
This can be achieved by:
(a)
(b)

Visually breaking facades on multi-lot development into smaller individual components.
Articulating building facades to express individual units.

Figure 5.

Example of New Development Creating Frontage Character
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4.3

Height

The existing character of the surrounding neighbourhood is in part created by the predominant
one to two-storey height of single-family development. New development will be higher in
order to deal with the impact of the ALRT guideway and achieve its maximum density. It
should also respond to lower building heights in the surrounding neighbourhood.
Objective:
New development should screen the ALRT from the surrounding neighbourhood and should
provide a visual transition to the lower height of nearby single-family homes.
This can be achieved by:
(a)
(b)
(c)
(d)
4.4

Locating the highest building elements adjacent to the ALRT guideway.
Providing variations in height to create visual interest.
Scaling development down to the existing neighbourhood height as the distance from the
ALRT increases.
Reducing the height of new multi-lot development when next to a single-family house.

Yards

Yards are an important element that create scale and character for an area. Most single-family
homes in the neighbourhood have typical front yards of 6.1 to 7.3 metres (20 to 24 feet) and 1.0
metre (3 foot) side yards. Typical rear yards are 7.6 metres (25 feet). Front yards provide a
continuous strip of open space on the street edge while rear yards provide private outdoor open
space. The issue of providing setbacks from the ALRT guideway is complex and requires
consideration of the benefits to site development and impact mitigation.
Objective:
New development should use building setbacks that respond to ALRT impacts and respect and
continue the existing yard rhythm and character of the neighbourhood.
In the case of a multiple dwelling containing four or more units, this can be achieved by:
(a)
(b)

(c)

Providing a 6.1 metre (20 foot) setback along Clive Avenue and the lane between Spencer
and Rupert Streets (Figure 6).
Providing a minimum 1.53 metre (5 foot) or maximum 4.6 metre (15 foot) setback along
Vanness Avenue. This can be done when the walls facing the ALRT guideway have been
designed to reduce noise and ensure privacy. This permits more flexible site planning,
provides more useable open space and orients more units away from the ALRT.
Providing a minimum 2.1 metre (7 foot) setback from all other site boundaries but
increased so that the outer walls are contained within a 135 degree angle extended
horizontally and measured inwardly from any and all point on the side property line
provided however that the Director of Planning may, after consultation with the adjacent
property owner, relax this setback or require no setback from the boundary between sites
where he is satisfied that such relaxation allows for improved building design and does
not adversely affect an adjacent single-family home.
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In the case of a multiple dwelling on a locked-in lot, the preceding guidelines shall apply
except that side yards need only be a minimum 10% of site width to a maximum of 1.53
metres (5 feet).
Figure 6.

Suggested Setbacks for the Vanness Avenue and Rupert Spencer Street Site
Figure 6A

Figure 6B
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5

Architectural Components

5.1

Roofs

Roofs can assist in giving an area character and identity and often define the building’s use.
There are a variety of pitched roof types in the neighbourhood, reflecting a residential
character.
Objective:
New development should have roofs that are compatible with the existing neighbourhood
character and create visual interest.
This can be achieved by:
(a)

(b)
(c)
(d)
5.2

Integrating pitched roofs into the overall design to provide residential character. They
should strengthen neighbourhood identity, be compatible with adjacent housing and avoid
a “tacked-on” look.
Emphasizing entrances and expressing dwelling unit identity by incorporating secondary
roofs.
Creating an attractive roofscape when adjacent to and lower than the ALRT guideway.
Clustering and screening any mechanical equipment and venting.

Windows

Windows are an important element in establishing character. Generally windows in the
neighbourhood are of the standard residential type. New development provides an opportunity
to enhance visual interest and a sense of quality construction through window detailing.
However, particular care must be taken in the treatment of any windows affected by ALRT and
traffic impacts.
Objective:
New development should use windows that create visual interest and reinforce the residential
character of the neighbourhood.
This can be achieved by:
(a)
(b)
5.3

Emphasizing residential character using articulated window types such as bay windows
and windows with more detailing and emphasized framing that express unit individuality.
Suitably treating any windows affected by ALRT and traffic impacts to reduce noise and
ensure privacy.

Entrances

Entrances are a key component in a building’s design and traditionally are its major focus.
Most older houses in the area have highly visible, single street-facing entrances, some at grade
and others accessible from a substantial staircase.
Objective:
New development should emphasize entrances.
This can be achieved by:
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(a)
(b)
(c)
5.4

Providing individual grade access to as many dwelling units as possible.
Creating visual interest by the use of porches, staircases, entrance roofs and door
detailing.
Locating and designing lobbies to be clearly visible and directly accessible from the
street.

Balconies

With an increase in density, balconies will provide needed outdoor space. The design of
balconies should consider privacy, useability, integration with the overall design, and ALRT and
traffic impacts.
Objective:
New residential development should provide balconies which are useable, private and ALRT
and traffic-tolerant.
This can be achieved by:
(a)
(b)
(c)
(d)
5.5

Providing balconies with a minimum depth of 6 feet.
Orienting and screening balconies to ensure a high degree of privacy from other units,
adjacent balconies and for private areas of nearby single-family homes.
Suitably screening any balconies affected by ALRT and traffic impacts to reduce noise
and ensure privacy.
Integrating balconies into the overall building design to avoid a “tacked-on” look.

Exterior Walls and Finishes

Most houses in the neighbourhood are finished in a combination of stucco and wood with some
use of brick and stone as trim. The need to mitigate ALRT impacts may result in blank walls
facing the guideway. The detailing and finishing of these walls require careful attention to
ensure an attractive image when viewed from the nearby homes, Vanness Avenue or the ALRT.
Objective:
New development should employ finishing materials that create a strong, attractive and
cohesive character and minimize the visual impact of continuous building walls.
This can achieved by:
(a)
(b)
(c)
7

Using a limited number of finishing materials common to the area.
Limiting uninterrupted stucco walls.
Articulating and texturing building walls adjacent to the ALRT.

Open Space
Open space is a major element in creating character and liveability in residential areas.
Surrounding single-family homes provide open space in their front and rear yards. New
development at a higher density will likely provide open space in the form of large communal
spaces or patios and balconies.
Objective:

APPENDIX R
PAGE 13 OF 14
New development should provide a variety of open spaces which are useable, easily supervised,
compatible with the characteristic open space of the neighbourhood and buffered from ALRT
and traffic impacts.
This can be achieved by:
(a)
(b)
(c)

(d)
(e)

8

Defining open space by the careful siting and massing of buildings rather than it being
left over areas resulting from the building design.
Providing alternatives to ground floor open space when site coverage is greater than 50%
such as large balconies and roof decks.
Providing private open space directly accessible from each unit in the form of a yard, roof
garden or large balcony. Ground level private open space should be defined by screening
or landscaping.
Suitably screening any open space affected by ALRT and traffic impacts to reduce noise
and ensure privacy.
Setting back any privacy fencing from the property line to ensure the visual continuity of
the open space along the street. Any fencing should be designed to promote casual
neighbourhood surveillance from the street by permitting some view of the dwelling unit
without sacrificing privacy.

Landscaping
Landscaping defines public-private space and creates neighbourhood character. It can also assist
in mitigating ALRT impacts. The predominant form of landscaping in the neighbourhood is
simple, formal front yards with ornamental trees and gardens. Some areas have continuous trees
which help create a cohesive image for the street. Surface treatment in new development should
respond to the variety of uses to which open space will be put. Both hard and soft surfaces
should be provided as needed and may include pavers, cobblestones, tile and lawn areas.
Objective:
New landscaping should compliment and enhance the predominant landscaping character of the
neighbourhood. It should also help mitigate ALRT impacts and help integrate new
development into the neighbourhood.
This can be achieved by:
(a)
(b)
(c)
(d)
(e)

Ensuring that new landscaping is compatible with the existing neighbourhood character.
Providing landscaped balconies, patios and roof decks.
Using landscape treatments adjacent to the ALRT guideway to visually screen new
development and soften the impact of continuous building walls.
Layering landscaping materials to achieve an appropriate interface along the street
(Figure 7).
Providing consistent boulevard trees in agreement with the City Engineer to visually tie
the neighbourhood together.
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Figure 7.

9

Suggested Street Edge Landscape Treatment

Storm Water Storage
The following table, prepared by the City Engineer, rates the pervious character of various
surfaces to guide applicants in the City’s administration of the storm water storage provision of
the by-law.
Pervious

Impervious

- Grass
- Gardens
- Decorative Stone Driveways and
Walkways (Gravel size or smaller)
- Turfstone Pavers for Driveways
(use % of pervious area in pavers)
- Overhangs such as Bay Windows
with pervious ground beneath

- Buildings
- Concrete
- Black Top
- Asphalt
- Wood
- Wooden Decks with spaces between
the slats to pervious ground beneath
- Swimming Pools
- Concrete/Brick Pavers
- Gravel Driveways

Submission Requirements
Applicants should refer to the information required for significant development permit
applications contained in the Checklist in Brochure #3 - How To... Development Permits for
Major Applications.
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NOTE: STRIKE OUTS INDICATE DELETIONS
ITALICS INDICATE ADDITIONS

STRATA TITLE POLICIES FOR RS, RT AND
RM ZONES
Adopted by City Council on July 28, 2009
Amended May 15, 2013, July 9, 2013, June 24, 2014 and, February 2, 2016 and September __,
2016
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1

Application and Intent
These guidelines apply to the strata titling of previously occupied buildings or new construction
in the RS, RT and RM zones.
Under Section 242 (1) of the Strata Property Act of British Columbia, City Council is the
approving authority for conversion of previously occupied buildings into strata lots. Pursuant
to Section 242 (10) of the Strata Property Act, Council has delegated its approval authority to
the Approving Officer for previously occupied buildings containing less than six dwelling units.
Newly constructed buildings, which are not occupied prior to registration of a strata plan at the
Land Title Office, do not require the approval of City Council or the Approving Officer.

2

Secondary Suite
In the RS, RT and RM zones, one secondary suite is conditionally permitted in a one-family
dwelling. The suite can either be built at the same time a new one-family dwelling (i.e. house)
is being constructed, or a suite can be incorporated into an existing one-family dwelling. The
construction and safety requirements of the Vancouver Building By-law (VBBL) for a
secondary suite within an existing one-family dwelling (which may not be strata titled) are less
demanding than for new construction.
In the RT-11 and RT-11N, RM-7, RM-7N, and RM-7AN and RM-8 and RM-8N zones, one
secondary suite is conditionally permitted in each principal dwelling unit of a two-family
dwelling. The suites can either be built at the same time a new two-family dwelling is being
constructed or incorporated into an existing two-family dwelling. In the latter case,
construction and safety requirements of the VBBL need to be confirmed.
Terms regarding suites are not the same in the Vancouver Building By-law and the Zoning and
Development By-law (Z&D). The VBBL terms include Secondary Suite and Group “C”
Residential Occupancy Classification. The Z&D terms include One-Family Dwelling with
Secondary Suite and Two-Family Dwelling with Secondary Suite. Contact Development
Services staff (VBBL) or Planning staff (Z&D) for how these two by-laws apply in your
specific situation.
Developments with secondary Suites may be strata titled in some instances, however a
secondary suite cannot be defined as a separate strata lot under any circumstances.

3

Laneway House
In the RS zones and RT-11 and RT-11N, and RM-7, RM-7N, RM-7AN, RM-8, RM-8N, RM-9,
RM-9A, RM-9N and RM-9AN RM-9, RM-9A, RM-9N, RM-9AN and RM-9BN zones, a
laneway house is conditionally permitted. A new laneway house can be built on a site which
accommodates an existing one-family dwelling, or a new laneway house can be built in
conjunction with a new one-family dwelling. In both cases, the one-family dwelling can also
include a secondary suite.

APPENDIX S
PAGE 3 OF 5
4

Principal Dwelling Unit with Lock-off Unit
In the RT-11 and RT-11N zones, a principal dwelling unit with lock-off unit is conditionally
permitted in an infill one-family dwelling, infill two-family dwelling, one-family dwelling and
two-family dwelling provided it is on a site with more than two principal buildings and the site
area is 511 m² (5,500 sq. ft.) or greater in size.
In the RM-7, RM-7N, RM-7AN, RM-8, RM-8N, RM-9, RM-9A, RM-9N and RM-9AN RM-9,
RM-9A, RM-9N, RM-9AN and RM-9BN zones, a principal dwelling unit with lock-off unit is
conditionally permitted in a multiple dwelling.
For new construction, as a condition of development permit approval, the registered owner
shall execute a covenant which must be registered against the title of the property prior to
issuance of the Development Permit. The covenant is to ensure that the number of strata lots
created upon registration of a strata plan is consistent with the number of approved principal
dwelling units (i.e., the lock-off unit cannot be defined as a separate strata lot).

5

Policies
The following outlines the policies for the conversion of previously occupied buildings or new
construction to strata title ownership in applicable zoning districts.

5.1

In the RS-1, RS-1A, RS-2, RS-3, RS-3A, RS-4, RS-5 and RS-6 Zones

Conversions
Council, or the Approving Officer, will not entertain any applications to convert a previously
occupied building to strata title ownership where:
(a)
(b)
(c)
(d)

a suite is approved as a One-Family Dwelling with Secondary Suite as defined in the
Zoning and Development By-law;
a suite is approved as a Secondary Suite as defined in the Vancouver Building By-law;
a unit is approved as a Laneway House as defined in the Zoning and Development
By-law; or
a unit is approved as a Laneway House as defined in the Vancouver Building By-law.

New Construction
As a condition of development permit approval for:
(a)
(b)
(c)

a new One-Family Dwelling with a Secondary Suite;
a new One-Family Dwelling with a new Laneway House; or
a new One-Family Dwelling with a Secondary Suite and a new Laneway House

the registered owner shall execute a covenant which must be registered against the title of the
property that prohibits registration of a strata plan. The city will release the covenant, on the
owner’s request, not less than 12 months after issuance of the occupancy permit.
5.2

In the RS-7 Zone

Conversions
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Council, or the Approving Officer, will not entertain any application to convert a previously
occupied building to strata title ownership where:
(a)
(b)
(c)
(d)
(e)

the site is less than 668 m²;
a suite is approved as a One-Family Dwelling with Secondary Suite as defined in the
Zoning and Development By-law; or
a suite is approved as a Secondary Suite as defined in the Vancouver Building By-law;
a unit is approved as a Laneway House as defined in the Zoning and Development Bylaw; or
a unit is approved as a Laneway House as defined in the Vancouver Building By-law.

New Construction
As a condition of development permit approval for:
(a)
(b)
(c)
(d)

a new Two-Family Dwelling on a site less than 668 m²; or
a new One-Family Dwelling with a Secondary Suite;
a new One-Family Dwelling with a new Laneway House; or
a new One-Family Dwelling with a Secondary Suite and a new Laneway House.

the registered owner shall execute a covenant which must be registered against the title of the
property that prohibits registration of a strata plan. The city will release the covenant, on the
owner’s request, not less than 12 months after issuance of the occupancy permit.
5.4

In the RS-1B, RT and RM Zones

Conversions
Council, or the Approving Officer, will not entertain any applications to convert a previously
occupied building to strata title ownership where:
(a) a suite is approved as a One-Family Dwelling with Secondary Suite as defined in the
Zoning and Development By-law;
(b) a suite is approved as a Secondary Suite as defined in the Vancouver Building By-law; or
(c) a unit is approved as a Laneway House as defined in the Zoning and Development By-law
or the Vancouver Building By-law.
An exception may be made for existing developments containing two or more principal
dwelling units (One-Family Dwelling with Infill Dwelling, Two-Family Dwelling or Multiple
Conversion Dwelling), in combination with Secondary Suites or Lock-off Units. In these cases,
Council or the Approving Officer may consider an application to convert the previously
occupied building to strata title ownership, subject to the number of strata lots being consistent
with the approved number of principal dwelling units (i.e. a Secondary Suite or a Lock-off Unit
cannot be defined as a separate strata lot).
All other applications to convert previously occupied buildings to strata title ownership,
including a One-Family Dwelling with a new Infill Dwelling, Two-Family Dwelling or
Multiple Conversion Dwelling will be subject to approval by City Council or the Approving
Officer and the process outlined in the City’s Strata Title and Cooperative Conversion
Guidelines.

APPENDIX S
PAGE 5 OF 5

New Construction
(a)

One-Family Dwelling with Secondary Suite, One-Family Dwelling with Laneway House,
or One-Family Dwelling with Secondary Suite and Laneway House
As a condition of development permit approval, the registered owner shall execute a
covenant which must be registered against the title of the property that prohibits
registration of a strata plan. The city will release the covenant, on the owner’s request,
not less than 12 months after issuance of the occupancy permit.

(b)

New Developments containing two or more principal dwelling units, in combination with
Secondary Suite(s) or Lock-off Units
As a condition of development permit approval for a new development containing two or
more principal dwelling units (One-Family Dwelling with an Infill Dwelling, TwoFamily Dwelling or Multiple Dwelling), in combination with Secondary Suites or Lockoff Units, the registered owner shall execute a covenant to be registered against the title
of the property. The covenant is to ensure that the number of strata lots created upon
registration of a strata plan is consistent with the approved number of principal dwelling
units (i.e. a Secondary Suite or a Lock-off Unit cannot be defined as a separate strata lot).

