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The project provides public art that is integrated into the building's
facade on the north face of the building. The work is a major
element of the building's character, with elements being carried
over to the building design. The work will be highly visible from the
intersection of Barnet Hwy. and St. Johns St.

Ballard Fine Art.

Public Art Brief
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As noted above, the building's design incorporates a significant 
public art piece in the north facade. The building further responds 
to this public art component by punctuating the facade with 
coloured balcony glass.  

Alex Morrison proposal and Arch A0.00
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The public art  makes reference to the City's heritage and the 
single-family housing typology that the area has been known for.  

N/A

93 1000

The project includes a central courtyard that could be used by 
residents as a performance space or an impromptu theatre. 
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The quality of the streetscape is greatly improved by the public art
which is incorporated into the facade and features vibrant colours
and a unique design element of the building.  The building design
was driven by the site's location at a prominent 'gateway'
intersection. 
The pedestrian realm will be improved with the introduction of
commercial and ground-oriented residential fronting the street. 
In addition, the new sidewalk, street trees, wider boulevard, and
multi-use pathway improvements will provide a more pedestrian
oriented street frontage.

L1.0, A0.00, A0.031
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Vacant

0

Commercial, retail and office space

57 - 76

Based on industry averages for mixed commercial space, the
15,220sf CRU is estimated to accommodate between 57 and 76
direct jobs, not accounting for indirect or induced jobs.
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The project provides 15,220 sf of commercial space which will
accommodate services and employment space that can serve the
local area. This provides a live-work opportunity for people that 
reside in the general neighbourhood or within the development.
There are a number of existing restaurants and shops and other
planned developments within 800m that future residents can to
walk to, particularly the Queen St. and Clarke St. retail clusters.
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NA

NA 

Mixed-use, 6-storey 

2.25; 2.65 with dedication
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Given the site's location at a 'gateway' intersection, considerable 
attention has be paid to creating an exciting facade. The public 
art will make this intersection unique and highly identifiable.  The 
project provides and opportunity to revitalize the site and improve 
on its current and historic uses. 
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Not applicable. There are no realistic opportunities for district
energy, or other cooperative waste, water, energy usage
reduction at this site or that provide a concrete program which
applicants can commit to.
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Although this is a redevelopment of a commercial site, it is not a 
brownfield property in that it is not contaminated with hazardous 
substances. The proposed site design provides considerable 
improvement on the existing/historical use which was 
predominately paved, non-permeable surface. Considerable 
increase in landscaped areas and stormwater detention will 
reduce storm flows to 50% of the pre-development condition. 
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 Provides much needed below-market rental 
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Mature forest of bigleaf maple, red alder, western hemlock, 
Douglas-fir and western redcedar, salmonberry, sword fern, red 
elderberry and lady fern. Partially compromised by invasive 
Himalayan blackberry and English ivy. Provides habitat for 
songbirds and urban-associated wildlife. Fish-bearing 
Schoolhouse Brook and riparian area are located at the south 
end of the site.

It is proposed that invasive Himalayan blackberry and English ivy
will be removed and areas will be restored by planting diverse
native tree and shrub species. Species planted were selected to
provide a food source for songbirds and pollinators and to
support riparian health. A fence will be installed around the ESA
and riparian buffer to prevent encroachment. Post-restoration
monitoring (5-years) will be conducted to confirm ecological
health.



-Forested ESA and riparian habitat will be protected.
-Native fruit-bearing species including salmonberry, red
elderberry, Indian plum, Nootka rose, and snowberry were
selected for restoration planting in the ESA and riparian buffer to
provide food for songbirds. Species with a range of flowering
times were selected, which will encourage pollinators and select
insectivore bird species.
-The restoration planting areas will include species with diverse
vertical structure (e.g., snowberry, red elderberry, bigleaf maple).
-Nest surveys will be conducted before clearing invasive
blackberry.
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Landscape lighting is used only when needed to light pathways 
and to provide appropriate lighting levels under BCBC and 
CPTED.  Lighting is all LED and directed downward onto the 
pathway. Automatic, photocells to reduce energy consumption by 
ensuring lighting is only turned on in the evening. 
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Applicant Comment: Bicycle repair station will be
provided. An additional area is provided for bikes
and accessories that don't fit in conventional bike
stalls, such as bike trailers or tandem bikes.
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A2.04, A3.01, 18-1133-KP

2



39.7

19

15

6

8

2.6

Both commercial and residential recycling and garbage rooms are 
fully accessible per code. The rooms are access controlled for 
security, and will be well lit with motion activated lighting. 
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Froggers Creek Tree Consultants Ltd., Appendix 3. 
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470

Himalayan blackberry, English ivy, English holly, spurge laurel

The plant material palette in this project follows naturescape 
principles which provides a sustainable, ecologically sound, and 
aesthetically pleasing urban condition that blends with the 
adjacent environmentally sensitive area. Focus is on low 
maintenance and native attractive species and minimal lawn 
areas, which helps to reduce water consumption. Plant palette 
does not include any invasive materials, and considers habitat 
and food options for birds and butterflies with layered plant 
species.
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Applicant Comment: a significant amount of
planters and trees have been incorporated into the
landscape design of the roof deck. Although not a
green roof per se, the planters will retain a
rainwater slowing its release to the storm system.

Stormwater Management Plan 
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L1.0

1.5

Chum salmon, coho salmon, coastal cutthroat trout rainbow trout, 
urban-associated wildlife (e.g, songbirds, deer, raccoons). 

Protect Schoolhouse Brook riparian habitat and enhance riparian 
habitat through removal of invasive species and planting of native 
species

Environmental Assessment and Restoration Plan (Keystone)
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Step Code 3
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NA

N/A



Window wall ratio is less than 50%.  
The site design minimizes east and west exposures to minimise 
unwanted solar gains.  

1.5

LED lighting, Low-E glazing,  

1



The rooftop amenity space includes community garden planters 
and associated tool storage for food to be grown on site. 

  L1.3
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4,700m2 of the Schoolhouse South Creek riparian area and ESA
habitat will be enhance and protected providing habitat birds and
other animals, wildlife corridor and a food source for downstream
aquatic animals.
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Keystone Environmental Consultants have been retained to 
develop the plan for the riparian area and ESA, and will provide 
monitoring over the three year post-restoration period.  
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Applicant Comment: In addition, Salmon Safe 
Certification is being pursued for the project. 
Salmon Safe provides a third-party verification that 
the project is being designed and built in 
accordance with environmentally friendly 
management practices that minimize impacts on 
water quality and aquatic biodiversity. 
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50%

All common areas of the residential building, lobby, circulation 
space, elevators and amenity spaces, will be accessible.  

0

Office 

Commercial spaces will be fully accessible from the street level 
and the parking area.  CRU spaces are not yet designed but will 
be required to provide fully accessible bathrooms and circulation 
areas.  
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A shadow study has been conducted and demonstrates no impact 
to adjacent buildings.  Only the northwest corner of the building 
lines up with an adjacent residential building so privacy impacts 
are minimal. The other building frontages are facing heavily treed 
areas and commercial uses. 

A0.011, A0.040
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None. 

80%

8%

RPEA Dedication - 15% of site

12%
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A modular cabinetry system is being proposed for the 1-bed
homes which would enable homeowners to switch, modify and
customize the space to meet their lifestyle. This reduces the
amount of space used for these functions and maximizes the
usable living area.  
1-bed also configured as a 'borrowed light' bedrooms which make
better use of the living area and enable flexible use of the
bedroom area.
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Children's playground that benches into the slope and includes 
'nature play' elements.  
Central gathering space with raised seating area. Lawn  space.  
Large indoor amenity room on the 6th floor facing Burrard Inlet 
and connected to an outdoor, rooftop amenity space. Outdoor 
kitchen/BBQ with dinning table, lounge seating and community 
garden plots.  
A second rooftop amenity area has been added to building 1. This 
includes a number of other features and activities but will ensure 
there is sufficient space for all residents. 

L1.2, L1.2
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50% of the units are being designed as adaptable which is an 
appropriate design standard to support aging-in-place.  This 
includes key spacial design elements (eg. space for wheelchairs) 
as well as provision for grab bars to be installed in the future. 
Light switches, receptacles, cable/data outlets all located to be 
reachable to a person in a wheelchair. 
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Public information meeting was held January 30, 2020.  In 
addition to this event, a number of follow up meetings were held 
with stakeholders that expressed interest in learning more about 
the project.  This included:  
1. Architecture & Design - Aug 24th & Sept 16 
2. Transportation & Circulation  - Aug 25 
3. Environmental Response, Stream keepers and Environmental 
Stewards - Aug 28. 

Architecture & Design working group discussion resulted a better 
understanding what the community wanted for this site. This is 
reflected in the of refinements to the building's expression, 
materials and color palette.  In addition adjustments to the art 
work have been made brining it down to the pedestrian level 
fronting the commercial.  
Traffic Group - revised recommendations for traffic response and 
identification of the key concerns of immediate neighbors during 
the construction process.  
Environmental Stewards - provided site-specific recommendations 
for plant species which were incorporated into the planting plan. 
The swale and rain garden also resulted from these discussions 
as a way to infiltrate rainwater into the environmental area. 

Post-Information Meeting Engagement Summary 
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This development follows well established CPTED principals by 
eliminating or reducing concealed spaces both above and below 
grade, separating public and residential stairs, separating and 
controlling access to resident parking areas and by controlling 
access to residential elevators while providing egress from below 
grade visitor or commercial parking areas.  Access to the visitor 
and commercial parking areas is through an open gate during 
normal business hours while off hour access to these areas is 
controlled by an enter-phone. 

A2.17,  A3.01

1

An operations and maintenance plan will be provided to the strata 
corporation and property manager, and will outline standards for 
maintaining on-site landscaping in accordance with Salmon Safe 
practices. This includes, limitation of herbicides/pesticides and 
identification of permitted fertilizers.   
Signage will be located on the SPEA fence along the Albert Street 
frontage. 
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Public Art incorporated 
in the facade of the 
building

Provision of 
commercial space at 
currently vacant site.

Enhancement, 
restoration and 
dedication of riparian 
area around South 
Schoolhouse Creek 
and on-site ESA 
 
Step Code 3 

Provision of 23 below 
market units and 10 
rent-to-own units












