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INTRACORP PROJECT LTD.
600 - 550 BURRARD ST, 
VANCOUVER BC, V6C 2B5

BONIFACE OLEKSIUK POLITANO ARCHITECTS
180 - 510 NICOLA ST, 
VANCOUVER BC, V6G 3J7

BC BUILDING SCIENCE
611 BENT COURT, 
NEW WESTMINSTER BC, V3M 1V3

GLOTMAN SIMPSON
1661 WEST 5TH AVENUE,
VANCOUVER, BC  V6J 1N5

REINBOLD ENGINEERING 
400, 1580 WEST BROADWAY
VANCOUVER, BC V6J 5K8

NEMETZ AND ASSOCIATES
2009 WEST 4TH AVENUE
VANCOUVER, BC V6J 1N3

DURANTE KREUK
102 - 1637 WEST 5TH AVENUE 
VANCOUVER BC V6J 1N5

APLIN & MARTIN CONSULTANTS LTD.
201-12448 82ND AVENUE
SURREY, BC V3W 3E9 

LOT 4, BLK 154, PLAN 16378 AND STRATA PLAN 
LMS992, D.L. 37

3362 - 3384 VANNESS
3347 CLIVE AVE

CD-1 (201) CD-1 (218)

SITE:
COMMERCIAL GFA:
RESIDENTIAL GFA:
TOTAL EXCLUSIONS:
NET COMMERICAL AREA:
NET RESIDENTIAL AREA:
DAYCARE AREA:

3,56.3 M2

801.3 M2

41023.0 M2

1480.1 M2

801.3 M2

39542.9 M2

501.0 M2

38,323.88 SF
8624.7 SF
441567.8 SF
15932.1 SF 
8624.7 SF
425635.7 SF
5393.0 SF

COMMERICAL FSR:
RESIDENTIAL FSR
TOTAL FSR:

0.23
11.11
11.34 ELECTRICAL
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POLICY CONTEXT

3D REPRESENTATION OF JOYCE-COLLINGWOOD STATION PRECINCT PLAN
BASED ON FIGURE 5.1, SECTION 5 SUB-AREA POLICIES

PROPOSED MI-RISE BUILDING

PROPOSED TOWER BUILDING

MIXED-USE: UP TO 50FT. (APPROX. 6 STOREYS)

APARTMENT: UP TO 70FT. (APPROX. 6 STOREYS)

APARTMENT: UP TO 45FT. (APPROX. 4 STOREYS)

TOWNHOUSE: UP TO 35FT. (APPROX. 2 TO 3 STOREYS)

INSTITUTIONAL

T

M

SUB-AREA POLICIES 

3D REPRESENTATION OF JOYCE-COLLINGWOOD STATION PRECINCT PLAN
BASED ON FIGURE 3.2, SECTION 3.2 TRANSIT AS A FOCUS

"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..."

HEIGHT TRANSITION

LARGE AMOUNT OF MARKET RENTAL CONTRIBUTES TO AFFORDABILITY IN VANCOUVER.
A 37-SPACE DAYCARE CORRESPONDS TO PUBLIC BENEFITS STRATEGY, SUPPORTS A LIVABLE, HEALTHY AND SUSTAINABLE COMMUNITY.

PROGRAMMING SCHEME

ARCHITECT & PRIME CONSULTANT
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JOYCE-COLLINGWOOD STATION PRECINCT PLAN14

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 (621.7 
ft.). This upper limit to match the Telus building 
will result in towers of approximately 88.4 m (290 
ft.) to 91.4 m (300 ft.) — sites at the station have 
variable grades. Sculpting of the upper floors will 
be required to help create varied building identity.

Building Height 

Towers in Collingwood Village today range from 
16 to 26 storeys (47.9 m/157 ft. to 71.9 m/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/621.7 ft.)* of the most prominent 
building in the area — the Telus office building. 
This upper height limit has resulted in tower 
heights of approximately 85 m (279 ft.).

Figure 3.4: Estimated Tower Heights 
near Joyce-Collingwood Station

Proposed 
Towers

Collingwood 
Village

Wall 
Centre

Telus 
Building

Figure 3.5: Cross-Section with Geodetic Height Limit*

*Geodetic height: The measured 
distance above sea level

TRANSITION HEIGHTS FROM TRANSIT

Joyce-Collingwood 

STATION PRECINCT PLAN

Approved June 2016; 
Amended policies approved December 2017

 
 

Guidelines 
Childcare Design Guidelines 
 
Approved by Council February 4, 1993 

Last amended December 10, 2019, September 15, 2020 and January 19, 2021 

  

 

June 2019 

 

 
City of Vancouver  Planning By-law Administration Bulletins 

Planning, Urban Design and Sustainability Department 
453 West 12th Avenue, Vancouver, BC  V5Y 1V4 | tel: 3-1-1, outside Vancouver 604.873.7000 | fax: 604.873.7100 
website: vancouver.ca  |  email: planning@vancouver.ca  |  app: VanConnect 

 

 
 
GREEN BUILDINGS POLICY FOR REZONING - 
PROCESS AND REQUIREMENTS 
 
(Formerly: Green Rezoning Process) 
 
 
Authority - Director of Planning 
Effective July 22, 2010 
Amended June 25, 2014, June 8, 2015, January 14, 2016, April 28, 2017, and June 14, 2019 
 
(Applies to rezoning applications after April 28, 2017) 
 
 
 
  

 

September 2020 

  
City of Vancouver  Land Use and Development Policies and Guidelines 
Community Services, 453 W. 12th Ave Vancouver, BC V5Y 1V4   604.873.7344  fax 604.873.7060 
ppllaannnniinngg@@vvaannccoouuvveerr..ccaa 

 
 
 

$2 

 

HIGH-DENSITY HOUSING FOR FAMILIES 
WITH CHILDREN GUIDELINES 
 
Adopted by City Council on March 24, 1992 
Amended on September 15, 2020 
 
 
 

 
 

Transportation 2040
Plan as adopted by Vancouver City Council on October 31, 2012

HOUSING VANCOUVER STRATEGY

3D REPRESENTATION OF JOYCE-COLLINGWOOD STATION PRECINCT PLAN
BASED ON FIGURE 5.1, SECTION 5 SUB-AREA POLICIES

PROPOSED MI-RISE BUILDING

PROPOSED TOWER BUILDING

MIXED-USE: UP TO 50FT. (APPROX. 6 STOREYS)

APARTMENT: UP TO 70FT. (APPROX. 6 STOREYS)

APARTMENT: UP TO 45FT. (APPROX. 4 STOREYS)

TOWNHOUSE: UP TO 35FT. (APPROX. 2 TO 3 STOREYS)

INSTITUTIONAL

T

M

SUB-AREA POLICIES 

3D REPRESENTATION OF JOYCE-COLLINGWOOD STATION PRECINCT PLAN
BASED ON FIGURE 3.2, SECTION 3.2 TRANSIT AS A FOCUS

"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..."

HEIGHT TRANSITION

LARGE AMOUNT OF MARKET RENTAL CONTRIBUTES TO AFFORDABILITY IN VANCOUVER.
A 37-SPACE DAYCARE CORRESPONDS TO PUBLIC BENEFITS STRATEGY, SUPPORTS A LIVABLE, HEALTHY AND SUSTAINABLE COMMUNITY.
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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

TRANSITION HEIGHTS FROM TRANSIT

JOYCE-COLLINGWOOD PRECINCT KEY IDEAS JOYCE-COLLINGWOOD PRECINCT PLAN ASPIRATIONS

INCREASE NEIGHBOURHOOD CONNECTIVITY

CREATE VIBRANT STREETS
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Vertical Split 
-Vertical break and contrasting colour/material improves 
visual slenderness of the towers

-Taller portions of towers frame the outer edges of the 
project and provide a varied roof-line

Base Massing
-Governed by tower separation between towers on and off 
site; a West side mid-block connection; tower floorplate 
guidelines; and 6-storey podium limit, the position of tower 
and massing of the building is determined by site and policy 
constraints.

-Heights reduce from East to West with distance from the 
SkyTrain station.

Visual separation
Tapered tower forms increase visual separation of the 
vertical massing while evoking the valley form of the 
SkyTrain guideway and Valley profile.

Tower Form Tapers Towards Top
-Narrowing towards the tower tops to create a varied roof 
profile and a lightening of visual mass as the building rises.

VALLEY

ARCHITECTURAL EXPRESSION

VALLEY

VALLEY

CENTRAL VALLEY GREENWAY

MASSING TRANSFORMATION

VALLEY
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3D VIEWS

SOUTHWEST OVERALL VIEW NORTH OVERALL VIEW
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PUBLIC REALM - ART AND PEDESTRIAN MOVEMENT

PUBLIC ART AT SKYTRAIN STATION

PEDESTRIAN MOVEMENT DAYCARE - EXTERIOR PLAY AREA

SKYTRAIN

COMMERCIAL ELEVATOR

DAYCARE ENTRY

PARKING 
ENTRY

RES 
ENTRY

RES 
ENTRY

BIKE ELEVATOR
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3D VIEW

WEST RENTAL TOWER ENTRY
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MATERIAL PALETTE AND SUSTAINABLE DESIGN

5. Punched Windows/ Vision Glass 7. Coloured Glass Canopy 8. Coloured Glass Curtain Wall6. White Solid Balcony w/ Glass Railing

2. Storefront Curtain Wall

3. White Aluminum Composite Panel

4. Frosted Glass Balcony

1. WINDOW WALL SYSTEM

 

 
 
 BC Building Science Ltd. ER01 [21176] 
 Fluid Thinking Page 2 of 5 

The following table summarizes the preliminary requirements of the building envelope, heating, cooling, ventilation, 
domestic hot water, and lighting systems of the building to comply with the applicable performance limits.  
 

Energy Simulation – Inputs BCBS 

 1. Project Data 

Drawing Submittal Architectural set of drawings provided by Boniface 
Oleksiuk Politano Architects, dated May 16, 2022.     

 

Address 3362 Vanness Avenue, Vancouver, BC 

Description Type of Building / Construction:   
▪ Non-combustible, Concrete 
 
Maximum Levels of Buildings:   
▪ West Tower 30 Storeys / East Tower 33 

Storeys 
 
Total Number of Suites:   
▪ 679 Suites 
 

 2. Building and Location 

Location Vancouver, BC 

Weather File CAN_BC_VANCOUVER-INTL-A_1108395_CWEC.epw 

Modeling Software IES-VE 2021 

Modeled Floor Area Residential:  40,107 [m2] / Retail:  1,276 [m2]  

Vertical Surface Area to 
Floor Area Ratio  

 

Window to Wall Ratio 39% 

 3. Building Envelope 

Exterior Walls Thermally Enhanced Window Wall System (Starline 9600 series or equivalent): 
▪ Spandrel:  4.5”/R18.9 Semi-Rigid in Backpan 
▪ Slab Bypass:  2.5”/R10.5 Semi-Rigid over Slab 
 
Concrete / Steel-framed Walls: 
▪ R14 Batt in 3 5/8” Steel Studs (R22 in 6”) + 4”/R16.8 Semi-rigid Insulation Exterior with Thermal Clips 
 
Concrete Balconies / Parapets / Below-grade Elevator Lobby & Shaft Walls: 
▪ Uninsulated 
 
Overall Wall Effective (BETBG):  R6.2 

RWM01.

3362-3384 VANNESS AVENUE & 3347 CLIVE AVENUE
3362-3384 VANNESS AVENUE & 3347 CLIVE AVENUE, VANCOUVER, BC

PH. 604-801-7000

INTRACORP PROJECTS LTD.
600-550 BURRARD STREET, VANCOUVER, BC V6C 2B5

21-5103

21-5103 - 

.

CLIENT:

PROJECT:
FEBRUARY, 2022

0
Aplin & Martin Consultants Ltd.

#1818 – 1177 West Hastings Street Vancouver, B.C. V6E 2K3
Tel: (604) 678-9434, Fax: (604) 597-9061, Email: general@aplinmartin.com

EGBC Permit to Practice Number #1001018

CLIVE AVE

VANNESS AVE

PRE-CONSTRUCTION STAGE - FLOW AREA

LEGEND:

EXISTING BUILDING

EXISTING HARDSCAPE AREAS

EXISTING GREENSPACE

EXISTING SITE BOUNDARY

CoV TYPICAL RUNOFF COEFFICIENTS
(CoV ENGINEERING DESIGN MANUAL (2019) TABLE 5-2)

POST-CONSTRUCTION STAGE - FLOW AREAS

LEED TYPICAL RUNOFF COEFFICIENTS

01 OF 03

RAINWATER MANAGEMENT PLAN
PRE&POST CONSTRUCTION CONDITIONS
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EXISTING
BUILDING

EXISTING
BUILDING

EXISTING
BUILDING

0 12m1:2502

PROPOSED
BUILDING
TOWER 1

PROPOSED
BUILDING
TOWER 2

LEGEND:

BUILDING ROOF

GREENSPACE (TIER 1)

GREENSPACE (TIER 2)

HARDSCAPE AREAS

SAND BOX

RUBBER PLAY AREA

SITE BOUNDARY

PAVED PATIOS

PAVED PATIOS
(LEVEL 6 ROOF)

UNDERGROUND FOOTPRINT

(HARDSCAPE)

(ROOF)

PAVED PATIOS

GREEN ROOF

PAVED BALCONIES
(ABOVE GRADE)

(ON-GRADE)

(ON-GRADE)

Project Address
Secondary Address

Project Working Title
Gross Floor Area indicated on Arch. Drawings (m²) 41,728            

Parkade Area (m²) 11,753            

Building Type(s) Modelled Floor Area (m²) TEUI TEDI GHGI

Residential, 7+ storeys (Group C except Hotel) 40,107            N/A 120 30 6

Retail (Group D & E except Office) 1,276              N/A 120 20 3

0 0 0
Total 41,383            TEDI limit for this portion of building 29.7

Building Type Modelled Floor Area (m²) Rezoning?

Enter Other Building Type Baseline Model Performance Energy (kWh) Em. Factor Emissions (kgCO2e) TEUI TEDI GHGI
Total Annual Electricity Use 0.011 -              Baseline: 0 0 0

Total Annual Natural Gas Use 0.185 -              Target: 0 0 0
Total Annual District Energy Use 0.070 -              

Total -                 -              
Total Annual Heat Demand - for TEDI

TEUI TEDI GHGI
Total Modelled Floor Area (m²) 41,383            Whole-Building Performance Limits 120.0      29.7        5.9          

Modelled Floor Area within 5% of Gross Floor Area? Yes

Energy (kWh) Fuel Type Em. Factor Emissions (kgCO2e) TEUI GHGI
Interior Lighting 803,205          Electricity 0.011 8835.255 19.4 0.2

Exterior Lighting 34,020            Electricity 0.011 374.22 0.8 0.0
Space Heating 455,182          Electricity 0.011 5007.002 11.0 0.1

Ventilation Heating 428,283          Electricity 0.011 4711.113 10.3 0.1
Cooling 147,292          Electricity 0.011 1620.212 3.6 0.0
Pumps 49,348            Electricity 0.011 542.828 1.2 0.0

Fans 407,185          Electricity 0.011 4479.035 9.8 0.1
Domestic Hot Water 1,008,805       Natural Gas 0.185 186628.925 24.4 4.5

Plug Loads 763,054          Electricity 0.011 8393.594 18.4 0.2
Domestic Hot Water - Electric 322,818          Electricity 0.011 3550.998 7.8 0.1

Enter other end use here
Enter other end use here
Enter other end use here
Enter other end use here

Total Annual Electricity Use 3,410,387       0.011 37,514        
Total Annual Natural Gas Use 1,008,805       0.185 186,629      

Total Annual District Energy Use -                 0.070 -              
Total 4,419,192       224,143      

Total Electricity Generated On-Site (kWh) % of Use 0.0%
Total Purchased Renewable Electricity (kWh) % of Use 0.0%

Total Purchased Renewable Natural Gas (kWh) % of Use 0.0%

Adjusted Electricity Emissions Factor (kgCO2e/kWh) 0.011
Adjusted Natural Gas Emissions Factor (kgCO2e/kWh) 0.185

Annual Heat Demand of portions with Perf. Limits (kWh) 1,405,120       34.0        
Total Annual Heat Demand - for TEDI (kWh) 1,405,120       

Total Annual Cooling Demand - for info only  (kWh) 737,939          17.8 kWh/m²
TEUI TEDI GHGI

Modelled Whole-Building Performance 106.8      34.0        5.4          

Heating Degree Days 2825
Number of Suite Doors Pressurized 679

Airflow for Pressurization per Door (L/s/door) 7.1
Area of Corridors Pressurized (m²) 3109.0

Make-Up Air Fuel Type Electricity TEUI TEDI GHGI
Make-Up Air Emissions Factor 0.011 Adjustments for Corridor Pressurization 8.0          8.0          0.1          

Suite-level Metering for Space Heating No Adjustments for Suite Submetering of Heating 1.6          

Adjusted TEDI Performance of Portions with Limits 26.0        
Adjusted Whole-Building Performance for Compliance 100.5      26.0        5.3          

Applicable Code or Policy, 
with or without LCES

Corridor Pressurization Adjustment

      For other building types, create a baseline energy model to establish limits, and enter this information in this section

 VBBL 2019 [amended Jun 
1 2021], non LCES 

 VBBL 2019 [amended Jun 
1 2021], non LCES 

LCES 
Type?

Zero Emissions Building Plan Energy Checklist 
Large Buildings (Residential >3 Storeys, Mixed-Use, Commercial) 

Please complete all fields that apply to the project, using information that represents the current stage of design. For fields that do not apply or for which there is no 
information yet, please enter "N/A". Refer to the latest Green Building Policy for Rezonings (and supplementary Bulletin) at vancouver.ca/zeroemissions

Note: select yes if the energy used for heating is metered at the suite level

Limits
Building Information and Performance Limits

Project Information (enter all that apply)
3362 Vanness Avenue, Vancouver, BC

Vanness

Modelled Building Performance

For building types with Performance Limits, enter this information in this section

  Note: purchaes renewables used to demonstrate compliance must be secured to satisfaction of AHJ

Does this building have full mechanical cooling? Yes (if yes, this section may be left blank)
Does this building house vulnerable populations? (if yes, the overheated hours limit is 20hrs rather than 200hrs)

If yes, please describe

Critical Zone #1
Critical Zone #2

Optional - Critical Zone #3
Optional - Critical Zone #4
Optional - Critical Zone #5

Modelled Above-Ground Wall Area (m²) 18,350            Vertical facade-to-Floor Area Ratio (VFAR) 0.44        
Window-to-Wall Area Ratio (WWR) 39% Window-to-Floor Area Ratio 0.17        

Assumed Airtightness (L/2*m2fac) 0.2
Tested Airtightness (L/2*m2fac) TBD at Occupancy

Infiltration Rate (L/s/m²fac) TBD at Occupancy

Wall Effective R-Value - incl. thermal bridging  (m²K/W) 1.1 6.20 (ft²hr°F/Btu) Average Floor Edge Psi-Value (W/m°K) 0.76
Roof Effective R-Value - incl. thermal bridging  (m²K/W) 3.0 17.20 (ft²hr°F/Btu) Avg. Window Transition Psi-Value (W/m°K) 0.22

Average Window Effective U-Value (W/m²°K) 1.79 0.32 (Btu/ft²hr°F) Window Solar Heat Gain Coefficient 0.31
 Average Suite Occupant Density (m²/pers) 20.0 Average Lighting W/m² 4

Average Suite Ventilation Rate (L/s/m²) 0.4 DHW Low-Flow Savings (%) 25
Average HRV Effectiveness 79% DHW Drain Heat Recovery Effectiveness 0%

Heating System Type (fuel, plant, distribution, etc.)
Cooling System Type (fuel, plant, distribution, etc.)

DHW System Type  (fuel, plant, distribution, etc.)
Solar Shading Strategies (type, location, operation, etc.)

Modeller Name
2

Company
Phone Number

Email
ZEBP Energy Checklist v1.10 - 2022-02-09

BC Building Science Ltd.
604 520 6456 Ext. 133
farshid@bcbuildingscience.com

These results have been created using the COV Energy Modelling Guidelines version:

Modeller Information
Farshid Bagheri, P.Eng.

Distributed Balconies, Low-E Coating(s) on Glass

Suite, Amenity, Lobby: 4-Pipe Fancoils Connected to Central Air Source Heat Pump; Retail: ASHP

Combined Central Condensing Gas Boilers and Electric Water Heaters

Overheated 
Hours

Peak 
Temp.(°C)

Suite, Amenity, Lobby: 4-Pipe Fancoils Connected to Central ASHP; Retail: ASHP

Modelled Inputs

Passive Cooling and Overheating Analysis

1

2

3

4

5

6
2

7

8

RAINWATER MANAGEMENT

ENERGY & EMISSION PERFORMANCE
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KEY VALUE MATERAL

AC-1. ACP METAL PANEL - WHITE
GL-1. VISION GLASS (WW&CW)
GL-2. BALCONY GLASS
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