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SERVIC E PROVIDER AND INTENTED RESIDENTS
ATIRA
Atira Women’s Resource Society (AWRS) is a non-profit
organization dedicated to supporting women and children 
af fected by violence by of fering safe and supportive housing 
and by delivering education and advocacy aimed at ending 
all  forms of gendered violence. 

AWRS’s programs include the operation of housing units for 
women, and non-residential programs specif ically designed 
as a response to needs identif ied by women as gaps in 
services. Atira Development Society (ADS) was established 
in 1994 by Atira Women’s Resource Society (AWRS) as a 
sister-society dedicated to relieving poverty. ADS achieve 
this vision by constructing, operating and maintaining 
emergency shelters, af fordable housing for persons of 
low or low to moderate income, and housing programs for 
persons who are af fected by gender inequality and gender-
based violence. both organizations center the needs of 
persons af fected by gender inequality and gender-based 
violence in their operation. 

Once the building is operational, ADS intends to partner 
with AWRS and Atira property management (ApmI). AWRS 
will  operate the daycare and the 38 transition housing 
units. ApmI will  manage the building in its entirety.  Atira’s 
programs are all  designed from feedback provided by 
women and children and from our staf f, the vast majority 
of whom reflect and have similar lived expertise as the the 
women we serve. 

INTENTED RESIDENTS
Atira Development Society operates buildings for all  genders 
but with women-centred leases. the proposed residents 
will  be a mix of single women and women with children, 
including women-headed families which may include a male 
partner and will  include children and youth.

SOCIAL ENTERPRISE
Atira’s intention is to use the social enterprise space as an
off ice for Atira property management.

DAYCARE
there will  be 37 spaces at the 450 Alexander Street Early 
Care & Learning Centre (ECLC) for children living in the 
community, with priority access for children of the building’s 
residential tenants. the centre will  include programs for 
children aged 0 -3 years and for children aged 3-5 years. the 
ECLC will  be operated by AWRS. AWRS currently operates 
three ECLCS’s, with three more planned by the end of 2022. 
We will  design this program with a focus on high-quality, 
play-based learning and an awareness of the potential for 
integrating the needs of more vulnerable children. balancing 
individual and group need and of fering programs that value 
each child as strong, capable and resilient.

RENTAL RATE INFORMATION
the rents in this building are expected to be a mix of very low income/shelter rates, 
rent-geared-to income (not exceeding 30% of annual income), and af fordable market 
(a slightly reduced rate than what could be achieved on the open market).

Approximate rates are the following:

UNIT TYPE SHELTER RATE RGI R ATE AFF. MARKE T R ATE

StUDIOS 375$ 963$ 1854$

1-BEDS 375$ 963$ 1854$

2-BEDS 570$ 1181$ 2826$

3-BEDS 660$ 1365$ 2826$
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DESIGN R ATIONALE
DESIGN INTENT
the intent of this application is to develop a mixed-use 
social housing project cultivated in response to a vision 
of building a vibrant community. the site is located at 
the corner of Jackson Avenue and Alexander Street. 
the proposed development includes three components, 
including 181 social housing units, an at-grade daycare 
facility and a social enterprise of f ice for Atira. 

DENSITY AND BUILDING FORM
the project team has worked closely with City of 
Vancouver staf f to determine an appropriate height 
and density for a mixed-use commercial and af fordable 
residential housing development at this site. 

While the proposed building height is greater than what 
is anticipated in the Downtown Eastside plan, 100 f t 
for this site, at 16 storeys with a 6 storey podium the 
proposed height provides a comfortable transition from 
existing and proposed surrounding developments as well 
as of fers a comfortable streetwall along Alexander Street. 
the height of the proposed building has been carefully 
determined to minimize the ef fects of shadows on the 
street and neighborhood buildings. the proposed form 
has been designed to contribute to the streetscape while 
minimizing disruption to the existing infrastructure within 
the neighborhood.

the proposed density of 5.67 FSR for this development is 
slightly greater than what is anticipated in the Downtown 
Eastside plan; this increase is driven in part by the 
opportunity to deliver critical housing stock in the City, 
to provide social enterprise spaces at grade and as well as 
the surrounding context including the recently approved 
rezoning at 124 Dunlevy Street (located west of the site).

the tower is intentionally placed at the corner of 
Alexander Street and Jackson Avenue in order to provide 
maximum separation from the properties on the west 
side of the lot while the tower height has been carefully 
considered to achieve the least amount of shadow impact 
on the adjacent Japanese Hall across the street.

MA XIMUM SEPARATION
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BUILDING YARDS AND SETBACKS
Generous setbacks have been proposed to the north, south 
and east of proposed development at grade, and to the west 
at level 2 and above to sensitively transition from adjacent 
uses, and provide adequate building separation and privacy.  
Further setbacks are proposed to preserve the existing trees 
at street level. 

ENTRANCES
the building’s entrances will  be used to establish a 
desirable and strong identity for the proposed development, 
contributing positively to the streetscape and integrating 
well into the overall building facade design.

All of the entrances will  be clearly distinguishable through 
their architectural design and treatment. the residential 
entrance will  be provided on Jackson Ave, and the social 
enterprise space and the child care centre space will  have 
entrances on Alexander Street. the at-grade access to 
the daycare will  provide a safe and ef fective entryway for 
families. 

PARKING 
parking will  be provided below grade, accessed from the 
rear lane to minimize disruption along Alexander Street. 
Long-term bicycle storage will  also be located below grade. 

Japanese Hall at 487 Alexander Street

brick facade of 1912 building at 500 Alexander Street

brick and tile at 318 & 324 powell Street

MATERIALS
the facade, which will  be primarily constructed of a window 
wall system with cementitious panels, is designed to be 
responsive to the neighbourhood context - where plays 
with texture, colour and patterning is used to create visual 
interest the materials has been carefully selected to deliver 
a high-performing, long lasting exterior that will  endure 
maintenance. Interior f inishes will  also be carefully selected 
to be long lasting to minimize future replacement and 
maintenance.   

JAPANESE INFLUENCED DESIGN ELEMENTS 
brick and tile inserts will  be expressed on the building’s 
exterior facade to reference the historic Vancouver Japanese 
School across the street and the 1912 Japanese brick building 
situated at the intersection of Jackson Avenue and Alexander 
Street.

the location of the mullions and the square proportions of 
the window configurations on the building development will 
further pay homage to the traditional style adopted by many 
Japanese heritage buildings in the surrounding neighborhood, 
including the windows expressed on the facade of the 
Japanese Hall.  the subtle treatment of the windows establish 
a balance between traditional and modern design aesthetics 
that connects to the historical context of the existing site.

LEVEL 01
14.021 m

46.00'

LEVEL 02
19.507 m

64.00'

LEVEL 03
22.301 m

73.17'

LEVEL 04
25.095 m

82.33'

LEVEL 05
27.889 m

91.50'

LEVEL 06
30.683 m

100.67'

LEVEL 07
33.528 m

110.00'

LEVEL 08
36.322 m

119.17'

LEVEL 09
39.116 m

128.33'

LEVEL 10
41.91 m

137.50'

LEVEL 11
44.704 m

146.67'

LEVEL 12
47.498 m

155.83'

LEVEL 13
50.292 m

165.00'

LEVEL 14
53.086 m

174.17'

LEVEL 15
55.88 m

183.33'

LEVEL 16
58.674 m

192.50'

LEVEL ROOF
61.468 m

201.67'

T.O.P. ROOF
62.466 m

204.94'

T.O.P. MECH.
66.294 m

217.50'

P1
10.617 m

34.83'

BASE POINT
13.701 m

44.95'

MEZZANINE
16.713 m

54.83'
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DESIGN R ATIONALE
is a tall  berm planted with shrubs and a feature tree, dotted 
with informal stone pathways and stepping stumps. 

In the middle of the meadow is featured a Japanese zen 
garden with seating, and to the north, a slide and climbing 
structure on rubberized surfacing. the eastern portion 
of the roof is buffered on all  sides by extensive planting: 
raised concrete planters with shrubs and trees. An abundant 
amount of raised urban agriculture planters takes advantage 
of the southern solar exposure. Japanese maples, Japanese 
influenced arbours with vines, and Japanese tile accents add 
character and connect the landscape to the neighbourhood. 
to the north are seating options for large and small groups, a 
large arbour, and bbQ with sink and counter. Generous space 
surrounds this area, allowing for social distancing and ample 
wheelchair access.

to conclude, this soulful, green and diversely programmed 
design will  be a wonderful addition to the revitalization of 
Vancouver ’s Downtown Eastside, as well as provide livable 
and desirable housing to families.

LANDSCAPE
Situated in the heart of Japantown in the Downtown 
Eastside, the landscape component of this project of fers 
greatly needed family-oriented programming. It also 
provides a generous amount of green space, of fering both 
respite from the urban surrounds, and increased rainwater 
inf iltration. It pays homage to the cultural context via 
incorporated Japanese elements.

the f irst level street frontage has been programmed 
according to the standard OCp for the area, and 
Vancouver Street Restoration manual Standards. It 
features the standard aggregate strip adjacent to concrete 
sidewalk, tree grates, bike racks and benches.

the children’s play area in the south is replete with 
diverse programming in f ive signif icant areas, contains a 
signif icant amount of green space and urban agriculture, 
and uses site constraints to its advantage. Raised berms 
contain edible shrubs and perennials, through which 
children can explore, pick and eat. trees with seasonal 
interest and edible fruit are plentiful, bringing nature and 
shade to an otherwise very urban location. Dedicated 
urban agriculture space to grow vegetables is provided 
to each agegroup. Creative potential is found in the 
loose material play of fered by the large sand play area 
with seasonal solar protection via removable shade sails, 
as well as from loose material from plants and organic 
material, such as the red samaras/winged fruit of the 
Amur maples. Fantasy play is provided by the two raised 
play structures that wrap around the roof overhang posts, 
and allow interaction between the two age groups via a 
net tunnel. Social play is encouraged in larger communal 
gathering areas such as the seasonally adaptable artif icial 
turf/log tricycle track centres that provide some shelter 
on rainy days. Active play – sliding, climbing, jumping, 
running, and wheeled toy riding – is encouraged via slides, 
net climbers, climbing walls, and tricycle tracks with fun 
undulating wooden decks.

On the L7 rooftop, the most striking aspect is the 
abundant amount of greenspace: Intensive green roof f ills 
approximately half of the roof area. On the west side is a 
meadow, which captures and inf iltrates all  runoff from the 
hardscaped rooftop area. At the south end of the meadow 
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SUSTAINABLIL IT Y
PERFORMANCE LIMITS
Following the City of Vancouver ’s options for performance 
Limits outlined under path b of
the Green buildings policy for Rezonings, the project ’s 
systems design and modeling to date includes equipment 
suitable for meeting the requirements for projects not 
using an LCES.

A energy model has been conducted to identify building 
design parameters required to be in compliance with the 
performance limits for Residential High-Rise buildings 
and Commercial of f ice space not connected to a City 
recognized LCES. the daycare space will  follow a separate 
energy requirement to demonsrate a 35% in Energy Use 
Inesity (EUI) relative to VbbL.

the design team and project owner confirm the project 
will  be designed in compliance with the prescribed 
threshold requirements outlined in the Green buildings 
policy for Rezonings.

AIRTIGHTNESS TESTING
Whole-building and suite air tightness testing and 
reporting is required for this residential building. the 
project owner has committed to meet this requirement.

ENHANCED COMMISSIONING
An enhanced commissioning process is required for 
all  building energy systems. the project owner has 
committed to meet this requirement.

ENERGY SYSTEM SUB-METERING + REPORTING
Separate master metering for each energy utility, along 
with sub-metering of all  major energy end-uses and major 
space uses is required. the building owner must enter an 
agreement with the City of Vancouver to share utility data 
for minimum three (3) years and provide assistance for 
building future owners. the project owner has commited 
to meet this requirement.

REFRIGERANT EMISSIONS + EMBODIED EMISSIONS
preliminary embodied emissions calculations for all  major 
building materials have been conducted based on the 
building’s rezoning concept design. As current designs do not 
include detailed structural information, various comparable 
mixed-use developments in Vancouver were referenced. 
As more detailed information is available specif ic to this 
project, the life cycle assessment model will  be ref ined and 
updated.

VERIFIED DIRECT VENTILATION
the building’s ventilation system will  provide outdoor air 
directly to all  occupiable spaces, in the quantities defined by 
code. 

LOW EMITTING MATERIALS
All interior f inishes will  be selected to minimize volatile 
organic compounds and added urea formaldehyde to improve 
the indoor environmental quality.

INDOOR AIR QUALITY TESTING
prior to occupancy, testing for formaldehyde, particulates, 
ozone, total volatile organic compounds and carbon 
monoxide will  be conducted. the results will  be compared to 
City targets and will  be reported for occupancy permit.

INTEGRATED RAINWATER MANAGEMENT + GREEN 
INFRASTRUCTURE
In consultation with the City of Vancouver ’s best 
management practice toolkit, the project site Integrated 
Rainwater management plan includes green and grey 
infrastructure measures considered appropriate for the 
building type, design, project location and surrounding area. 

RESILIENT DRINKING WATER ACCESS
the building’s design will  provide access to potable water 
which utilizes City operated system pressure (not electrically 
aided). points of water access will  be provided and available 
to all  occupants with plans for them to be located on the
ground f loor.
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N

S ITE PL AN

KE Y PROJEC T STATIST IC S

SITE AREA

GROSS FLOOR AREA

EXCLUSIONS

TOTAL FSR AREA

FSR

BUILDING HEIGHT

VEHICLE PARKING

BICYCLE PARKING

UNIT MIX
StUDIO
ONE-bED
tWO-bED
tHREE-bED

24,415 SQ.F T.

150,652 SQ.F T.

12,255 SQ.F T.
(5,992 SQ.F T. IN-SUITE S TOR AGE)
(1394 SQ.F T. AMENIT Y)
(4869 SQ.F T. DAYC ARE)

138,397 SQ.F T.
(133,363 SQ.F T. RESIDENTIAL)
(5,034 SQ.F T. SOCIAL ENTREPRISE)

5.67
(5.46 RESIDENTIAL)
(0.21 SOCIAL ENTREPRISE)

16 STORE YS
160’ (48.8M) TO T.O.P. ROOF
172.5’ (52.6M) TO T.O.P. MECH. ROOF

35 SPAC ES
(1 PA S SENGER LOADING SPACE)
(8 ACCES SIBLE COUNTED 16)

354 C L A S S A
10 C L A S S B

15
87
56
23
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DP0.07 Scale: 1" = 160' -0"

1 SITE PLAN - MASS BASED ON REZONING
DP0.07 Scale: 1" = 160' -0"

2 SITE PLAN - MASS BASED ON DEOD

KEY PLANSLEGENDS

PROPOSED HEIGHT 100 FEET HEIGHT BASED ON 

CURRENT ZONING

SHADOW OUTLINE OF 
PROPOSED HEIGHT

SHADOW OUTLINE OF 
100’ HEIGHT BASED ON 
CURRENT ZONING
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L ANDSC APE - I LLUSTR ATIVE PL AN - LEVEL 1 PL AY AREA



418- 496 ALE X AN DE R STRE ET, VANCOUVE R , BC
IS SUED FOR RE VIE W SEptEmbER 3, 2021

L ANDSC APE - I LLUSTR ATIVE PL AN - LEVEL 7 ROOF



418- 496 ALE X AN DE R STRE ET, VANCOUVE R , BC
IS SUED FOR RE VIE W SEptEmbER 3, 2021



418- 496 ALE X AN DE R STRE ET, VANCOUVE R , BC
IS SUED FOR RE VIE W SEptEmbER 3, 2021



418- 496 ALE X AN DE R STRE ET, VANCOUVE R , BC
IS SUED FOR RE VIE W SEptEmbER 3, 2021
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