
5590 Victoria Drive 
Social Housing / Mixed-use

Catalyst Community Developments Society

Virtual Open House Presentation
March 19th 2021
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10 Studio
24 1 Bedroom
15 2 Bedroom
5 3 Bedroom

54 
UNITS

6
Storey 

L1 Vancity Branch, CRU
Residential Lobby

L2-6 Residential

Social
Rental 

Housing

30% HILS Units

70% Secured Rental Units

C-2
EXISTING

CD
PROPOSED

PROJECT DATA

Civic Address:          5590 Victoria Drive
Legal Description:   Lots 2, 3 and 4
    Block 16
    DL 394
    Plan VAP2501
Current Zoning:   C-2

Proposed Zoning:   CD

Proposed Uses:    
Level 1/ Ground Floor:  Commercial
Level 2-6    Residential

Building Setbacks    
Victoria Drive:    2.43m (8’)         
E. 40th Ave   1.82m (6’) 
Lane       4.57m (15’)
5554 Property (north)  0’

Proposed Building Height:         22.25m (73’)

Number of Storeys:  6

Total Units:   54

Car Parking   25

Car Share   1

Loading:   

Commercial  1 Class B

Residential  1 Class A

Bike Parking   135 Class A  
    10   Class B

Total Site Area:    1190 m2

Gross Floor Area:  4381.15 m2

Net Area   4007.85 m2

*Gross Area - less exclusions

FSR:    3.37  

CoV Green Building 
Policies for Rezonings: 
Path B

Energy
Target

This application seeks to rezone 5590 Victoria 
Drive from C-2 (commercial zoning) to CD 
(comprehensive development) for a 6-storey 
mixed-use project with 54 units of Social 
Housing, a Vancity community branch and a 
small CRU. The residential component located 
on the upper 5 floors will be 30% HILs units 
and 70% secured rental units. 

The site is located at the intersection of Victoria 
Drive and East 40th Avenue at the north end of 
one of Vancouver’s neighborhood commercial 
nodes. The site is currently occupied by a 
vacant Vancity branch with surface parking off 
the lane.  Vancity has temporarily relocated 
their branch to a nearby site and will return to 
this site once the construction has completed. 
To the east of the site is an adjacent City lane 
which provides access for parking and loading. 
The site is located in an area that is densifying 
and is surrounded by several 4-6 storey mixed-
use buildings. The continuing densification 
around the site coupled with the proximity to 
retail, public transit, schools and parks make 
5590 Victoria Drive a good location for a mid-
rise mixed-use building with Social Housing.

Executive Summary

135 Class A
10 Class B

Bike 
Parking

18 + 1 Visitor Space 
Underground
4 Surface spaces
*Includes 3 acc Spaces

Parking

Rezoning
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• 30% of the homes will be rented to households with incomes below Housing Income 
Limits (HILs) at rents based on a maximum of 30% of of HILs.

• Catalyst is a non-profit community housing developer, owner and operator.

• The low end of the rental and 
household income range is based 
on an annual report provided by 
BC Housing and CMHC for HILs. 
These are the numbers for 2021.

• Catalyst is committed to providing 
at least 30% of the units at HILs 
rents and incomes.

• The high end of the rental and max 
household income range is based 
on a rents near market and will be 
reduced if possible.

• Rents will be adjusted prior to 
occupancy based on the final 
project information available at 
that time. 

Project Rental Information

UNIT TYPE # OF UNITS
MONTHLY RENTAL 

RANGE
TARGET HOUSEHOLD 

INCOME RANGE

STUDIO

1 BEDROOM

2 BEDROOM

3 BEDROOM

TOTAL

10 

24 

15 

5 

54 

$1,388 - $1,725

$1,388 - $2,075

$1,688 - $2,625

$1,950 - $3,750

$55,500 - $69,000

$55,500 - $83,000

$67,500 - $105,000

$78,000 - $150,000
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5590 Victoria Drive Schools

Park

Commercial / Retail Mixed- use

RT-2 Family Dwellings

5 - Minute Walk

10 - Minute Walk

The site is located at the north end of a 
vibrant neighborhood commercial center 
at Victoria Drive and 41st Avenue, within 
walking distance of schools and parks.  It 
is 1190 meters square in area, comprising 
three lots on the corner of Victoria Drive and 
E. 40th Avenue with a lane separating it from 
the single-family dwellings to the east.  It also 
shares a property line on the north side with 
a two storey commercial building.  The site is 
currently underdeveloped with a single storey 
Vancity branch with surface parking at the 
rear.

Site Context

E. 40th Ave

V
ic

to
ri

a 
D
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1. VICTORIA DRIVE LOOKING SE

2. VICTORIA DRIVE LOOKING NE

3. LANE LOOKING SOUTH

4. LANE LOOKING NORTH

5. E 40TH LOOKING NW

1951 1975196119391927

E 39th Ave

1968
1922 1962

1978
1938

5603

2028

5512

1995

Victoria
D

r

E 39th Ave

E 40th Ave

5590

2028

5608

5554

5536

5590

5590

5555

5632

5616

5626

2028

5603

212821102040 206020502028 2088 21082074 2084222 222222222222222222222222222222222

E 40th Ave

212821102040

2075

206020502028 2088

2095

21082074

211121032061

2084

2041 20852027 21192047

2 207620622038 2052 20962086 21122104 21202028

E 40th Ave

2141 2157 2165

21502140 216621582130

21492131

21622132 21502142 2166

VanMap Property Viewer

Sources: Esri, Airbus DS, USGS, NGA, NASA, CGIAR, N Robinson,
NCEAS, NLS, OS, NMA, Geodatastyrelsen, Rijkswaterstaat, GSA,
Geoland, FEMA, Intermap and the GIS user community

Building Lines

Legal Lot Number and Airspace Parcel Labels

Property Parcel Line

Block Outlines

City of Vancouver

Not City of Vancouver

City Boundary

Local Area Labels

Local Areas

Hooked Sites

Tie Lines

Property Address Numbers

Property Parcels

City Hall

10/13/2020, 10:39:46 AM
0 90 18045 ft

0 25 5012.5 m

1:1,128

Sources: NRCan, Esri Canada, and Canadian Community Maps contributors. | Esri Community Maps Contributors, Esri, HERE, Garmin, INCREMENT P, METI/NASA, USGS, EPA, NPS, US Census Bureau, USDA, NRCan, Parks Canada |

2

3

4

5

1

5590 Victoria Drive

B
O

U
LE

VA
R

D

Existing Site

• Vacated Vancity Branch
• 1 Storey
• 17 surface stalls accessed 

from lane

Neighbouring properties:
• RS-1 residential to the east
• 2 storey commercial building 

sharing the northern property 
line
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5.

VICTORIA DRIVE LOOKING WEST

2. 3.1.

E. 40th Ave

5.

3.

2.
1.

3.

4.B
O

U
LE

VA
R

D

V
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E. 41st Ave

train station.  Similarly, the proximity to 
major roadways including Marine Drive and 
Kingsway allows for efficient connections to 
commute within the Lower Mainland.

Urban Form

The proposed rezoning is for a mid-rise 
building of six storeys, with an FSR of 
3.37, providing massing and setbacks that 
respond to the HIGH STREET character of 
Victoria Drive and fit well with the adjacent 
single-family houses.  The design proposes 
a simple street wall typology that faces 
Victoria Drive and E. 40th Avenue similar in 
scale to neighboring buildings.  The building 
is seen as an anchor to the north end of the 
neighborhood commercial center and has 
minimal shading impact on adjacent streets.  

While the overall street wall form of the 
proposal addresses the street it also 
responds to the single-family houses to the 
east with a generous setback at grade and 
an additional setback of the upper storeys 
mitigating shadowing and overlooking. 

Pedestrian and Vehicular Movement

Pedestrian ambiance is enhanced by the 
shopping centre courtyard off Victoria 
Drive in the next block and the boulevard in 
the center of Victoria as well as generous 
sidewalks with street trees.  The project will 
be increasing the sidewalk along Victoria 
Drive to 18 feet as well as providing street 
trees on Victoria Drive and E. 40th Avenue.

The site is highly accessible as it is close 
to several transit stops with direct routes to 
downtown and UBC with only a 15-minute 
bus ride to the Joyce Collingwood sky 

1. Victoria Mews - 4 storey mixed use 97 units

2. Surface Parking & Retail

4. 5656 6 storey mixed use 48 units

4.

5590 VICTORIA DRIVE

VICTORIA DRIVE LOOKING EAST

5. 5555 Victoria Drive 4 storey  mixed use 78 Units

Urban Design Analysis

A Good Urban Fit
• 18’ Sidwalks
• Pededstrian Weather Protectio
• Tree Planting
• off-street Parking
• Commercial Frontage
• Minimal Shading & Overlooking

3. Surface Parking & Retail
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Copyright reserved. These drawings and the design contained therein or which may be inferred therefrom are, and at all times remain, the exclusive property of HCMA Architecture + Design (HCMA). The author holds the copyright and ownership in the said drawings, which cannot be used for any purpose without the express written consent of the author.  

#      DESCRIPTION             DATE

HCMA Architecture + Design SCALE:

PROJECT #:

PROFESSIONAL SEAL

Vancouver, BC V6B 1N2 Canada T     604.732.6620400 - 675 West Hastings Street

SK13

SUN

DIAGRAMS -

PLAN

VICTORIA

DRIVE

AFFORDABLE

HOUSING

5590 VICTORIA DRIVE,

VANCOUVER, BC

20033

SEPT/MARCH 21 10 AM PLAN
1 SEPT/MARCH21 2 PM PLAN

3

JUNE 21 2PM PLAN
6

JUNE 21 10 AM PLAN
4

5
ISSUED FOR DRAFT
RE-ZONING

DEC 21, 2020

14
ISSUED FOR
REZONING

FEB XX 2021

SEPT/MARCH 21 12 PM PLAN
2

JUNE 21 12 AM PLAN
5

Shadow Analysis
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Parkade

Level 2-6

Residential

Ground Floor 

Vancity    

Residential   

Residential

Design Rationale
Massing and Siting

The massing is articulated into two volumes, a 
single storey rectilinear base and a five storey L 
shaped block over. Both the base and the upper 
block are sited parallel to Victoria Drive and E. 
40th Avenue on the required setbacks creating a 
street wall building that defines the public realm 
and establishes a strong corner presence on the 
north east corner of Victoria Drive and E. 40th 
Avenue.

Form and Function

The commercial space is fully glazed, transparent, 
and has a canopy projecting over the sidewalk 
providing both weather protection and signage. 
The sidewalk width is increased to 18 feet and 
the commercial entries are recessed and fully 
accessible.  All of which is intended to create a 
pedestrian friendly environment and increase the 
exposure of the commercial uses. 

In contrast to the commercial space, the 
residential block above presents a solid but 
variegated surface to the street, establishing the 
strong street wall presence of the building. 

The L shaped upper block also creates a roof 
terrace above the commercial space, protected 
from traffic noise and suitable for landscaping 
as it is on the concrete slab over the commercial 
space.

To articulate the south and west elevations, 
balconies are cantilevered and the cladding is 
subtly stepped out at each floor creating an 
interesting, layered reading of the form. The 
stepping out of the cladding (1.5” per floor) over 
the upper 5 floors not only creates a shadow line 
but also allows any moisture to weep out at each 
floor.

Landscaped Roof 

Terrace

COMMERCIAL LO

CLASS B

L
IN

E
 O

F
 B

U
IL

D
IN

G
 A

B
O

V
E

C
O

M
M

E
R

C
IA

L
 

G
A

R
B

 

KIOSK

PROPOSED

TREES

FFL 90.85M

6
'
-

0
"

1
8
2
9

4565

EL 90.5

EL 91.91M

FFL 91.175 M

DRIVE AISLE BELOW

@ P1 - STRUCTURAL CONSULTANT 

TO DETERMINE COLUMN LOCATION

Com

Com

Com

CAR

EL 91.33M

COVERED WALKWAY

Commercial 
Entry

Victoria Drive and E. 40th Ave 

Set Backs

10’ - 4 “ (3.17 m)

Back of Curb to P.L.

1
4

’ -
 5

” (
4

.4
 m

)

8’ (2.44 m)

P.L. to Building
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Architectural Expression

The Social Housing block is expressed 
as a heavier volume that appears to float 
over the light transparent glass box below 
emphasizing the separation of uses. This 
expression of volume is achieved by treating 
the walls of the block as the primary 
element of the elevation; continuous, 
with no articulation other than the subtle 
changes in the color of the cladding panels 
and the recessed windows. The wall panels 
vary in width only and are similar height to 
the window units. These windows serve only 
the bedrooms and are located randomly 
on the facade which, together with the 
variations in the panels, creates an overall 
wall surface texture reinforcing the surface 
expression of the L shaped volume for a 
street wall presence.

While the building is envisioned as a simple 
background building, the architectural 
language is intended to give it the 
appropriate presence on Victoria Drive to be 
a good fit for this mixed-use neighborhood 
center.

Design Rationale
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PROJECT INFORMATION

CURRENT ZONING C2

SITE AREA 1190m2

GROSS FLOOR AREA 4381.15m2

MAXIMUM ALLOWABLE FSR 3.5

PROPOSED FSR 3.37

NUMBER OF STOREYS 6 + ELEVATOR OVER RUN / ACCESS STAIR

PARKING 

SURFACE PARKING 

MINIMUM PARKING BEFORE TDM 

REDUCTION

CLASS B BICYCLE 10 SPACES

PROPOSED LOADING BAYS: COMMERCIAL: 1 CLASS B SPACE

RESIDENTIAL: 1 CLASS A SPACE

RESIDENTIAL DETAILS

TOTAL NUMBER OF UNITS 54

UNIT TYPES STUDIO = 10 32-33m2

1 BR = 24 48-53m2

2 BR = 15 62-72m2

3 BR = 5 86m2

ACCESSIBLE UNITS 10% (5 UNITS TOTAL)

COMMERCIAL DETAILS

CIVIC ADDRESS

NET FLOOR AREA 4007.85m2

PROPOSED BUILDING HEIGHT 73' 22.25m + ELEVATOR

GENERAL

PROPOSED BUILDING SETBACKS

FRONT - VICTORIA AVE 8'

SIDE YARD FACING STREET - E 40TH 

AVENUE 6'

YEAR YARD- LANE 15'

5554 VICTORIA DRIVE 0'

PROPOSED PARKING 

CLASS A BICYCLE

FAMILY UNIT 

MIX 20/54 = 37.07%

25 +1 CAR SHARE = 26 

35

5  (4 SPACES, 1 ACC STALL)

135 SPACES (PARKADE) + BIKE MAINTENANCE FACILITY

UNDERGROUND PARKING (INCLUDING 2 

ACCESSIBLE + 3 VISITOR STALLS)
20 (18 SPACES, 2 ACC STALLS) + 1 CAR SHARE

PROPOSED ZONING CD (WITH PROPOSED C2 AMMENDMENTS)

GROSS AREA PER LEVEL P1 = 27.14m2

LEVEL 1 = 63.79m2

LEVEL 2 = 714.88m2

LEVEL 3 = 717.81m2

LEVEL 4 = 720.76m2

LEVEL 5 = 723.70m2

LEVEL 6 = 726.67m2

COMMERCIAL P1 = 35.16m2

LEVEL 1 = 494.45m2

CRU LEVEL 1 = 183.93m2

GROSS AREA PER LEVEL: 

5590 VICTORIA DRIVE, VANCOUVER B.C.

FSR EXCLUSIONS RESIDENTIAL AMENITY SPACE, IN SUITE STORAGE, 

MECHANICAL/ELECTRICAL, BIKE STORAGE, BALCONIES, 

STAIRS

N
o
r
th

Copyright reserved. These drawings and the design contained therein or which may be inferred therefrom are, and at all times remain, the exclusive property of HCMA Architecture + Design (HCMA). The author holds the copyright and ownership in the said drawings, which cannot be used for any purpose without the express written consent of the author.  
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PROJECT INFORMATION

CURRENT ZONING C2

SITE AREA 1190mGROSS FLOOR AREA  4381.15m

MAXIMUM ALLOWABLE FSR 3.5PROPOSED FSR 3.37
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PARKING 

SURFACE PARKING 

MINIMUM  PARKING SPACES BEFORE TDM REDUCTION
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RESIDENTIAL DETAILSTOTAL NUMBER OF UNITS 54

UNIT TYPES STUDIO = 10 32-33m1 BR = 24 48-53m2 BR = 15 62-72m3BR =  5 86m

ACCESSIBLE UNITS 10% (5 UNITS TOTAL)

COMMERCIAL DETAILS

CIVIC ADDRESS

NET FLOOR AREA 4007.85mPROPOSED BUILDING HEIGHT 73' 22.25m + ELEVATOR

GENERAL

PROPOSED BUILDING SETBACKS
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Planting Notes
1. All work shall meet or exceed the requirements as outlined in the Current Edition of the 

Canadian Landscape Standard. 
2. Plant sizes and related container classes are specified according to the Current 

Edition of the Canadian Landscape Standard. For container classes #3 and smaller, 
plant sizes shall be as shown in the plant list and the Standard; for  all other plants, 
bothplant size and container class shall be as shown in the plant list.  Specifically, 
when the plant list call for #5 class containers, these shall be as defined in the 
Canadian (ANSI) Standard.

3. All trees to be staked in accordance with Canadian Standards.
4. Tree caliper shall be a minimum of 6cm.
5. All Street Trees to have 2.4m long sections of 450mm ht. root barriers installed between 

the tree and sidewalk 
6. A detailed Planting Plan will be submitted in the next submission.

Irrigation Notes
1. High efficiency irrigation system complete with weather station, to be provided for all 

'Soft Landscape Areas' shown on the drawing.  
2. Irrigated areas to be installed as a design build irrigation system from the stub outs 

provided.  Provide submittals of design to consultant at least one week prior to 
installation and as-built drawing within one month of substantial performance.

3. The irrigation system design and installation shall be in accordance with the Irrigation 
Industry of Canadian Standards and Guidelines.

Key Material Colour/Finish

Material Legend

Gravel drip strip

Sod Lawn

Hydrapressed Pavers Sandblast finish

Cast in Place concrete  
Broom finish with control joints 
to City of Vancouver Standards

Sand based - non- netted

Shrub Planting

CIP Concrete Wall/Curb

Extent of Structural Soil Depth - 3'

Concrete Unit Pavers 
@ Residential Entry

Exposed Aggregate 
Concrete

Grading Legend

+ BG Building Grade
+ EG Existing Grade
+ FG Finish Grade
+ TW Top of Wall Elevation
+ TS Top of Stair Elevation
+ BS Bottom of Stair Elevation
+ F.F.E. Finish Floor Elevation
x% Slope Direction and Percent

All units in meters.
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Rainwater Management Notes
In addition to providing amenity for the residents, the soft landscape areas will 
provide habitat and storm water benefits. The project budget and the limitations of 
wood frame construction exclude using the roof of the main building for stormwater 
management. The resulting design is a balance of amenity for the residents and 
planting in locations where absorbent soil can be accommodated over the 
concrete structure of the parkade.

The site is a corner lot, currently occupied by a single storey commercial building with surface parking. The building will be replaced by a multi-storey building with Social Housing above the commercial use at grade. The 
location of the site is adjacent to single family homes, separated by a lane that parallels Victoria Drive. E. 40th Avenue has an existing tree that will be retained and supplemented by other trees to complete that frontage. 
Victoria Drive will be upgraded to City standards and include new street trees and a sidewalk that will expand over the property line to provide a wider apron for the commercial frontage. Soft landscape and site furniture will 
be used to animate the streetscape and improve the edges of the site. Over the concrete base of the building, an outdoor amenity patio will be provided adjacent to the indoor amenity room. This space will have direct 
access from the internal building circulation so that it can be used independently while the amenity room is in use. Patios will be provided for the private use of the adjacent suites and screened from the common areas with 
planting. Perimeter planting with small trees will offer shade and habitat, while softening the views to the neighbouring property, lane and loading area. Flexible programming will be coordinated with to provide a 
multipurpose outdoor space that will be available for the use of all residents.

In addition to providing amenity for the residents, the soft landscape areas will provide habitat and storm water benefits. A mix of native and adaptive, drought tolerant plant material is proposed for the landscape areas. 
Evergreen shrubs, perennials and grasses, will comprise the majority of the plant palette, providing seasonal interest and a variety of habitat. The project budget and the limitations of wood frame construction exclude using 
the roof of the main building for stormwater management. The resulting design is a balance of amenity for the residents and planting in locations where absorbent soil can be accommodated over the concrete structure of 
the parkade. Site safety will be addressed throughout the site by selecting vegetation at recommended levels to maintain site lines adjacent to public areas and circulation routes. Accent lighting will be used to highlight 
design features and safety levels of lighting will be provided throughout the site.

Line of Canopy AboveLine of Canopy Above

FFE 90.35m
CRU

Design Rationale

Design Rationale

The location of the site is adjacent to single 
family homes, separated by a lane that 
parallels Victoria Drive. E. 40th Avenue 
has an existing tree that will be retained 
and supplemented by other trees to 
complete that frontage. Victoria Drive will be 
upgraded to City standards and include new 
street trees and a sidewalk that will expand 
over the property line to provide a wider 
apron for the commercial frontage. Soft 
landscape and site furniture will be used to 
animate the streetscape and improve the 
edges of the site. 
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Over the concrete base of the building, 
an outdoor amenity patio will be provided 
adjacent to the indoor amenity room. This 
space will have direct access from the 
internal building circulation so that it can 
be used independently while the amenity 
room is in use. Patios will be provided for 
the private use of the adjacent suites and 
screened from the common areas with 
planting. Perimeter planting with small trees 
will offer shade and habitat, while softening 
the views to the neighbouring property, lane 
and loading area. Flexible programming 
will be coordinated with to provide a 
multipurpose outdoor space that will be 
available for the use of all residents.

In addition to providing amenity for the 
residents, the soft landscape areas will 
provide habitat and storm water benefits. A 
mix of native and adaptive, drought tolerant 
plant material is proposed for the landscape 
areas. Evergreen shrubs, perennials and 
grasses, will comprise the majority of the 
plant palette, providing seasonal interest 
and a variety of habitat. 

The resulting design is a balance of amenity 
for the residents and planting in locations 
where absorbent soil can be accommodated 
over the concrete structure of the parkade. 

Site safety will be addressed throughout 
the site by selecting vegetation at 
recommended levels to maintain site lines 
adjacent to public areas and circulation 
routes. Accent lighting will be used to 
highlight design features and safety levels 
of lighting will be provided throughout the 
site.
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Landscape: Level 2 Terrace



HCMA ARCHITECTURE + DESIGN

HCMA designs buildings, brands, and 
experiences that maximize positive impact. We 
believe that human connections are critical to 
solving the fundamental problems of our time, 
so we create solutions that ignite conversation 
and build compassionate communities.

By shifting our perspective to learn from 
others, advocating for inclusive, accessible 
design, and striving to understand the deeper 
social context, we hope to contribute to a 
future where people and institutions come 
together to make a positive change.

In the ways that we design, share, and 
connect, we are catalysts for lasting social 
value. Most of all, we start each project by 
asking ‘what’s possible?’, and invite you to join 
us in finding the answer.

CATALYST COMMUNITY DEVELOPMENTS 
SOCIETY

Since 2013, Catalyst has partnered with 
community organizations, non-profits and 
municipal governments to create projects that 
deliver on our mission – to unlock the value of 
community assets to create vibrant, affordable, 
and inspiring places for people to live and 
work in.

Catalyst projects typically are targeting 
households that earn at or near the 
average household incomes for the various 
communities in which we are providing 
housing. Rents are impacted by many and 
varied factors including but not limited to 
construction costs, operating costs, and 
location. We do not directly subsidize tenants.

Catalyst brings together decades of real estate 
development experience with shared non-
profit values. We apply traditional real estate 
expertise, efficiency and cost management to 
every project we work on. Our goal is to help 
our non-profit partners achieve long-term 
financial sustainability, while also creating 
opportunities for Catalyst to build more 
affordable housing in BC.

DURANTE KRUEK LTD

Durante Kreuk is an award winning landscape 
architectural firm with over thirty years 
experience in the private and public realm 
design and development.

Our broad perspective and diverse thinking 
is the key to creating a wide range of 
sustainable, people-focused urban places.  
We multiply our thinking through a style of 
collaboration that nurtures the freedom to 
explore, push boundaries and ourselves.

Over the years our firm has developed a keen 
sense of clarity and practicality, which helps 
us reliably deliver the most challenging and 
unique solutions.

Project Team Overview
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Thank you

HCMA Architecture + Design
hcma.ca

Vancouver
604.732.6620

Victoria
250.382.6650

01

Edmonton
780.306.4464




