PROJECT DESCRIPTION

The proposal is an 8-storey building (viewed from Hastings Street) that consists of 7 storeys of residential apartments
above commercial space. The upper storeys of the building are set back significantly from the north, south, and west sides
to maintain the variation of roofline called for in the Official Plan. A widened sidewalk along Hastings is further expanded at
the cormer of Hastings and Semlin to create a significant 'Urban Room' and the entire upper south fagade is held back at
the dezper setback of the urban room to furthe: accentuate the importance of this feature.

SITE

The project is located in the Hastings Slopes stretch of East Hastings Street on the Norih side of the street across from
ypey Elementary School to the South and an area of industrial development sloping to the north towards the Harbour.
The site is afforded expansive views to the north over the lower-rise industrial neighbourhood. It is part of a stretch of East
Hastings with a range of residential, industrial, retail and food service businesses into which the proposed ground-level
commercial space will confinue retail continuity at grade and add residential units to the neighbourhood.

The site slopes significantly from south to nortk; the laneway is nearly 2 levels below the sidewalk along Hastings. This
creates the opportunity for dual-aspect commercial units with views over the lane to the north with an outdoor terrace.
Active frontage is maintainad along Hastings and around the corner with Semlin Drive where the residential lobby and 2
live-work suites are located at grade. Level access to parkade bike storage is possible from the lower-level lane.
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PROGRAM

The development mixes approximately 18,000 SF of grade-level commercial space with 136 apartment units that include
two at-grade live-work units and a range of suite sizes of which 36% are family units (26% 2-bed/10% 3-bec). The range
of units at this location offers opportunities for affordable ownership and a mix of family sizes in an area planned for
growth that is served by transit, schools, and businesses.

POLICY CONTEXT
GRANDVIEW-WOODLAND COMMUNITY PLAN

The proposal is located along the Hastings Street corridor, a major east-west arterial through the northern end of
Grandview-Woodland. The Plan envisions this as a vibrant mixed-use area that supports social and cultural facilities,
health and welliness services, expanded retail opportunities, and a range of housing options. Land Use and Built Form
policies for the Hastings Street corridor are guided by the following Urban Design Principles:

1. Transition heights from the gateway area at Clark and Hastings
to the Hastings-Sunrise neighbourhood centre area, with four
distinct character districts of (Plateau, Slopes, Hilltop, and Village).

2. Maintain a saw-tooth pattern of building heights in new
developments, in order to bring variation and an openness to the
streetscape.

3. Maintain an active street wall with varied store frontages that
encourage smaller scaled and locally-oriented retail.

4. Create "urban rooms" to allow for placemaking and
opportunities to incorporate outdoor seating and other pedestrian
amenities.

5. Provide an active plaza at the northwest corner of Commercial
and Hastings.

Source: Grandview-Woodland Community Plan (2017)

The proposal adheres to the built-form direction of the Plan by reinforcing a sawtooth pattern of height with its upper
storeys set back (indeed a sawtooth motif is the major elevation treatment of the building). The sawtooth paitern extends
to the commercial frontages to divide the fagade into individual shopfront increments with individual doorways. The
significant central break in the frontage coincides with the public commercial elevator lobby. The direction of the angled
frontages opens towards the “urban room” that takes the form of a corner plaza at Semlin and Hastings. This larger urban
room is partially covered by a canopy and provides an opportunity for more significant cutdoor seating and street furniture.
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The proposal is for a mixed-use development incorporating at-grade commercial space along Hastings with residential
apartments above. The uniguely sloping site that drops nearly two storeys below the Hastings sidewalk at the lane allows
for the unusual condition of having dual-aspect commercial units with a view to the north as well as frontage on Hastings
Street, The sloping site also provides the oppartunity for continuous commercial frontage along Hastings and wrapping
around the corner to Semlin Drive where the residential lobby is located as well as two high-ceiling live-work suites that
help to transition to the industrial fabric to the north. A similar cubic massing is used at the corner of the lane to relate to
the massing and scale of the small café/roastery building immediately across the lane.

HIGH-DENSITY HOUSING FOR FAMILIES WITH CHILDREN GUIDELINES

The proposed project is located in an area that provides numerous essential community service and recreational
amenities within walking distance, and is served by a robust network of public transit options. Children's outdoor play
space is integrated into the Level 8 shared amenity terrace, positioned near greenery with optimal access to sunlight,
adjacent to the indoor amenity room kitchen and lounge area. In addition, all units have their own private outdoor space.

RESPONSE TO REZONING CONDITIONS

CONDITIONS

URBAN DESIGN

11

12

Design development to ensure smaller-scale and
locally-orientated commercial frontages.

Design d P
public realm and the str
Semlin Drive as follows:

to improve activation of the
character fronting

(a) Softening the building interface at the corner and
along the street.

|b) Ensure no building encroachment into the public

1.3

14

15

16

realm.

Design development to provide children's outdoor
play area in keeping with the High-Density Housing
for Families with Children Guidelines.

Refer to Landscapa Condition 1.12.

Design development to ensure neighbourliness by
adding visual interest to the westerly party wall.

Design development to enhance the safety and
security of secondary entries and exits.

Design development to enhance the livability of
dwelling units as follows:

(a) Ensure all units have sufficient access to daylight.

(b) Consideration of providing outdoor space for all non-

17

19

family units.

Design development to ensure live-work units meet
requirements of the Live-Work Use Guidelines.

Design development to meet the green roof
requirements of the Roof-Mounted Energy
Technology and Green Roofs bulletin.

Identification on the architectural and landscape
drawings of any built features intended to create a
bird-friendly design.

CPTED

1.10 Design development to respond to CPTED principles,

including:

|a) Provide natural surveillance throughout pedestrian

realm including underground parking, with glazing
into publicly accessible arcas such as elevator
lobbies, and stairs;

{b) Reduce opportunities for theft in the underground

parking and mail theft;

|c) Reduce opportunities for mischief in alcove and

vandalism, such as graffiti; and

(d) Reduce opportunities for skateboarding in the open

spaces.

LANDSCAPE

111 Design development to improve publicrealm
interface along Semlin Drive by providing additional
planting, in particular tree planting. Refer to Urban
Design Condition 1.2.

1.12 Design development to improve the amenity deck

on Level 7 by:

|a) Providing a children’s play area in keeping with the
High-Density Housing for Families with Children
Guidelines, Refer to Urban Design Condition 1.3.
Note to Applicant: Natural play elements are desired.

|b) Providing urban agriculture plots and/or
incorporating edible plants in the planting design.

1.13 Verification of adequate soil volume for all proposed
planting by providing typical large-scale sections with
detailed dimensions (depths, widths, etc.) for
planted areas on all levels.

1.14 Further design develog to the g i
Rainwater Management Strategy to explore
oppor for onsite rai infiltration and

soil absorption, as follows:

(a) Maximize natural landscape best management
practises.

(b) Minimize the necessity for hidden mechanical water
storage.

(€) Increase the amount of planting on the roof level,
where possible.

(d) Consider linear infiltration bio-swales along property
lines, at lower site areas.

(e) Use permeable paving.

(f) Employ treatment chain systems (gravity-fed,
wherever possible).

(g) Use grading methods to direct water to soil and
storage areas.

1.15 Provision of landscape features intended to create
bird-friendly design.

RESPONSE

Insets and rhythm of smaller storefronts
introduced.

Terraced planters along Semlin Drive
incorporated to soften the building
interfzce and create a gentler transition
along the sloped sidewalk. (ref. 1.11)
Protruding balconies removed on east
fagade; now inset balconies only. (ref. 1.29)

Children's outdoor play area located on
Level 8 shared amenity terrace. (ref. 1.12)

Textural approach to cladding with
cohesive panel/pattern expression. Visual
interest further enhanced with various sun
conditions/shadowing on panels.

Western internal lobby eliminated. NE exit
stair enclosed/integrated.

ME and all units optimized reconfigured.
See herizontal angle of daylight plans.
Private oudoor space for all units provided
(balconies/terraces).

Direct Loading access now provided to rear
of units,

Sedum Mat green roof added on roof level.

The project landscape provides a diversity
of native plants and trees and significant
areas of extensive green roof and built-up
landscape feature. Varying topographies
and a stratified understory of planting
enhances bird-friendly habitat. There are
also logs located at varies locations that
provide habitat for bugs and invertebrates
for birds to forage for, as well as bird
houses. Much of the vertical planting is
concentrated around the perimeter of the
rooftops away from building glazing and
set back from most habitable spaces to
minimize noise and reduce reflections.

Glazing added to parkade elevator lobbies.

With the exception of the west party wall,
all sides of the building provide
opporiunity for "eyes on the street’ with
ample windows, balconies, and terraces,
and fully glazed commercial frontage along
East Hastings.

Semnlin Drive is activated with the
residential lobby entrance znd Live/Work
units fronting the northeast corner at the
lane.

The north-facing Level 1 commercial
terrace allows for visual connection to the
lane.

Security gates, lighting, public access
improved with elevator, etc.

Alcoves eliminated along lane and around
the building.

Public art - mural - along north wall helps
to activate lane and eliminat extensive
‘blank walls' that often attract graffiti.

Site furniture, planters, various ground
textures. See revised Landscape drawings.

Terraced planters along Semlin Drive
incorporated to soften the building
interfzce and create a gentler transition
along the sloped sidewalk. (ref. 1.2a)

Children's outdoor play area located on
Level & shared amenity terrace. (ref. 1.3)

Urban agriculture plots located on Level 8
shared amenity terrace,

Landscape details show mirimum depth
for soil volume for all planting areas.

Planting area maximized on Level 8 and
green roof, Refer to Binnie RWMP.

Refer to 1.9.
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SUSTAINABILITY

116

All new buildings in the development will meet the
requirements of the Green Buildings Policy for
Rezonings (amended February 7, 2017), including all
requirements for Near Zero Emissions Buildings (i.e.,
Passive House certified or alternate nzar zero
emissions standard approved by the Director of

Proposal meets the requirements of the
Green Buildings Policy for Rezonings for
Low Emissions Green Buildings; see BES
Sustainability Report.

Sustainability), cr Low Emissions Green Buildings.

ENGINEERING

117

118

119

120

121

122

123

124

The owner or representative is advised to contact
Engineering to acquire the project’s permissible
street use. Prepare a mitigation plan to minimize
street use during excavation and construction (i.e.,
consideration to the building design or sourcing
adjacent private property to construct from) and be
aware that a minimum 60 days lead time for any
major crane erection / removal or slab pour that
requires additional street use beyond the already
identified project street use permissions.

To be addressed at BP stage.

Report attached.

Provision of any gas service to connect directly to the Gas meter enclosure provided at property  A101, A202

building without any portion of the service line at lane. Below grade connection
connection above grade within the road right of way. intended.

Provision of construction details to determine ability Noted; to be addressed at BP stage.
to meet municipal design standards for shotcrete
removal (Street Restoration Manual section 02596
and Encroachment By-law (#4243) section 3A) and
access around existing and future utilities adjacent
your site, Current construction practices regarding
shotcrete shoring removals have put City utilities at
risk during removal of encroaching portions of the
shoring systems. Detailed confirmations of these
commitments will be sought at the building permit
stage with final design achievements certified and
confirmed with survey and photographic evidence of
removals and protection of adjacent utilities prior to
building occupancy. Provision of written
acknowledgement of this condition isrequired.
Please cantact Engineering Services for details,

An application for a Permit to Use City Property must Canopies along Semlin Drive do not extend  A204, A205

be submitted to Engineering Development Services  past the property line.
for the proposed canopy encroaching onto Semlin

Drive. Canopies must be fully demountable and

comply with all applicable requirements of the

Vancouver Building By-law (Section 1.8.8).

Gates/doors are not to swing more than 1 ft. over
the property lines or into the SRW area.

Exterior doors have been reconfigured to
comply.

Provision of genarous and continuous weather
protection on the East Hastings Street frontage.

Canopies provided along Hastings
frontage.

Provision of a landscape and site plan that generally To be coordinated with City of Vancouver

reflect the improvements to be provided as part of  through Development Application process.

the Services Agreement.

F of a finalized Transportation A
and Management Study (TAMS), including the
following updatas:

(a) Commentary on changes to the development plan as See Bunt Transportation Assessment and

part of the deve opment permit application, as well Management Study.
as any required analysis.

(b) Loading study.
(c) Updated review of the parking and loading design

125

126

(a) Provision of bicycle parking as per the Parking By-

(b) Provision of an zlcove for the bike room access off

confirming independent Class B loading maneuvering
is provided on site for the required loading bays.

Parking, loading bicycle, and passenger loading
spaces must be provided and maintained in
accordance with the requirements of the Parking By-
law.

Refer to plans.

Design development to improve access and design  Refer to updated project data and plans.
of bicycle parking and comply with the Bicycle

Parking Design Supplement, including:

Refer to updated project data and plans.
law.

Revised to provide alcoves/insets for

the vehicle parking ramp and maneuvering aisle.

(c) Provision of updated plans showing all Class B bike

parking which isto be provided on prvate property
and should not encroach in any way on public

property.

(d) Provision of door openers on all doors providing

access to bicycle storage rooms.

(e) Provision of end of trip facilities and clothing lockers

as per By-law.

(f) Provide a bicycle storage room for the commercial
use independent of the r ial spaces and
conveniently located next to end of trip facilities,

bicycle rooms accessed off vehicle ramp.
Class B bicycle parking provided along East
Hastings Street under canopy and located
within commercial parking area at P1.

Refer to plans.

Provided at P1 level.

Provided at P1 level next to end of trip
facilities.

A204

A205, A206

Study attached.

A201-203

A001, A201-204

A001, A201-203

A201, A202

A203, A204

A201, A202

A203

A203

1.27

Design Development to improve access and design
of loading spaces and comply with the Parking and
Loading Design Supplement, including:

{a} Provision of 2.3 m (7" 6 ®") vertical clearance is

required for access and maneuvering to the Class A
Passenger loading space. Overhead projections into
loading spaces are not permitted.

1.28

(b) Provide a double throat for the Class B loading
spaces to facilitate maneuvering to/from both
directions.

(c) Provision of additional loading bay width for the
second and subsequent loading spaces.

The following informaticn is required for drawing
bmission at the devel permit stage to
facilitate a complete Transportation review:

(a) A complete tech table is required showing the

calculations for the minimum required parking,
loading, bicycle spaces and the number of spaces
being provided.

(b) All types of parking and loading spaces individually

numbered, and labelled on the drawings.

(c) Dimension of column encroachments into parking

stalls.

(d) Show all columns in the parking layouts.
(e) Dimensions for typical parking spaces.
(f) Dimensions of additional setbacks for parking spaces

due to columns and walls.

(g) Dimensions of manoeuver aisles and the drive aisles

at the parkade entrance and all gates.

{h) Section drawings showing elevations and minimum

vertical clearances for parking levels, loading bays,
ramps, and security gates. These clearances must
consider mechanical projections and built
obstructions.

(i) Areas of minimum vertical clearances labelled on

parking levels.

(j} Design elevations on both sides of the ramps and

drive aisles at all breakpoints, loading bays, disability
spaces, and at all entrances. The slope and length of
the ramped sections at all breakpoints to be shown
on the submitted drawings.

(k) Indicate the stair-free access route from the Class A

bicycle spaces to reach the outside, Stair ramps are
not generally acceptable

(1) Existing street furniture including bus stops, benches

etc. to be shown on plans.

{m) The location of all poles and guy wires to be shown

1,29 Delete all balconies shown encroaching over the east

1.30

131

1.32

on the site plan.

property line onto Semlin Drive.

Modify the two exit doors anto the lane so they do
notswing out more than 1 ft. over the property line.

Groundwater requirements are not currently an
immediate concern at this site. The City may require
a Hydrogeological Study, Groundwater Management
Plan, and/or Impact Assessment if dewatering rates
are significant or concerning, to the City’s discretion.
The developer is advised to undertake adequate
investigations to understand the site groundwater
conditions early on in the planning and design
process.

Designs details of off-site improvements to be
finalized at the development permit stage.

RAINWATER MANAGEMENT

1.33

134

1.35

Provision of a final Rainwater Management Plan
(RWMP), which includes a written report, supporting
calculations, computer models and drawings to the
satisfaction of Engineering Services prior to Building
Permit Stage 2 issuance.

Provision of a draft final RWMP prior to
Development Permit issuance. As it is acknowledged
that not all design components are advanced fully at
this stage, placeholders will be accepted in this
resubmission with the expectation the final report
willinclude all relevant details.

The applicant is requested to schedule a meeting
with WM Branch prior to moving forward with the
RWMP and resubmission with the development
permit application. To schedule the meeting, contact

rainwater@vancouver.ca.

NOTABLE UPDATES

In response to City comments 1.2(a) and 1.11 to soften the corner at Semlin and East Hastings, as well as comment 1.1
to further articulate storefronts, the proposed commercial area is slightly reduced from the total proposed at Rezoning.

Provided.

As recommended by Bunt; see Bunt
Transportation Assessment and
Management Study.

Provided.

Refer to plans.

Refer to plans.
Refer to plans.
Refer to plans.
Refer to plans.
Refer to plans.

Refer to plans.

Refer to plans.

Refer to plans.

Refer to plans.

Refer to plans.

Refer to plans.

Refer to Survey.

Protruding balconies removed on zast
facade; now nset balconies only. (ref. 1.2)

Exterior doors have been reconfigured to
comply,

Noted; to be addressed at BP stage.

To be coordinated with City of Vancouver
through Development Application process.

Refer to Binnie RWMP.

Refer to Binnie RWMP.

Noted.

AZ03, AA0L

A202
Study attached.

AZ02

AQ01

A201-203
ADO1, A201-203

A201-203
ADO1
A201-203

A201-203

A401, A402

A201-203

A201-203

A201, A202

Al01

AD10

A40B, ASDL

A202-204

RWMP attached.

RWMP attached.

- Commercial area (2021 Referral Report: Floor Area and Density, 5.2): not less than 1695.2 m?
- Commercial area (proposed): 1686.6 m? (-8.6 m? difference)

An extra five residential units have been added since Rezoning, from 131 to 136, while meeting the same FSR

requirements. One additional studio unit has been added along the south facade for Levels 2-5, providing additional
housing for the neighbourhood, in compliance with unit mix ratios.

Boniface
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Politano
Architects
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MASSING CONCEPT

1 BUILDING EXTENT

The building's extent is determined by site boundaries and policy
requirements, along with consideration of neighbourhood context and
future development.

5 UNIT DIVISIONS

Residential studio units are organized into equal divisions along the
flattened south facade, allowing for simplified structure and improved
thermal efficiency of the building envelope. Commercial retail units are
further defined to provide texture along the East Hastings streetwall.

9 PRIMARY FACADE - SEMLIN DR.

Pedestrians at the urban room and residential entrance connect most
with the east side of the building visually. As the ‘first impression’ to
drivers approaching the building along East Hastings arterial, the
east facade reads as the primary facade. Vision and spandrel glazing
strips break down and animate the east facade horizontally by adding
lightness and transparency.

2 SETBACKS + URBAN ROOM

In response to the Grandview-Woodland Community Plan, the southeast
corner is carved out as an Urban Room, activating the corner of East
Hastings and Semlin Drive. The ground level provides a consistent edge
along East Hastings, while the podium and upper stories are pushed
back to reduce the massing, conform to area requirements, and provide
relief from the active street below.

5 SHAPE
Flows and Movamant

6 FACADE + BALCONIES

Referencing tha flows and movement along the East Haslings arterial,
angled balconies reinforce the building's overall ‘sawtooth’ motif, adding
depth and texture to the facade. Balcony orientation responds to
considerations of noise, sun, privacy, and views. All units enjoy private
outdoor space, with simplified orthogonal north-facing balconies echoing
the feel of those on the south.

'
'
'
i
—_— .
'
'
|
I
—_ '
'
'
'
'
'
1. SPANDREL STRIPS 2. COLOURED VERTICAL BREAK
Varied materiality croates a large-scale S-shaped Balcony inset visually separates east facade into two
pattern that connects the south and north facades. portions - reinforcing south facade balcony inset language
- and breaks down appearance of massing.
3. VERTICAL FINS 4. TEXTURED METAL CLADDING
Vertical fins provide passive sheding from low- Textured cladding, balcany inset and cranging
angled marning sun on the east facade. shadeows animate the east facade as lighting

conditions vary throughout the day, highlighting the
special nature of the shorter Semiin facade.

3 PROGRAM

Ground-orienied commercial retail units front East Hastings and extend
all the way bzck to the shared north-facing commercial terrace. The live/
work units anchor the northeast corner, adjacent to the existing coffee
shop/roastery. Residential storeys (L3-L9) are accessed from the lobby
entrance along Semlin Drive.

7 VERTICAL BREAKS

Vertical breaks split the East Hastings frontage into three distinct
maodules, reflecting the division of ground level storefront massing.
Breaks on the north facade ensures privacy for balconies.

S SHAPE
Flows and Movamant

10 FINAL FORM

S-shaped patlern representing flovs and movement connects and
unifies the language along south, east and north facades.

Openings, canopies, materiality and other details are added to enhance
to overall concept at all scales, creating a layered and textural approach
to the facades

4 MASSING + PUBLIC REALM

The East Hastings streetwall is visually broken down into three smaller
portions with the retail frontage gently angled toward the Urban Room,
promoting flow and signalling the significance of the public realm. The
building's massing is further defined in response to area requirements,
environmental considerations, and context.

8 BUILDING SEGMENTS

The colour-highlighted vertical breaks and soffits create a unique feature
to the building. Three segments at the south facade help break down the
appearance of the long elevation and become a prominent expression
animating the facade from streetview/public realm. Wall/soffit colour
within east balcony inset enhances visual interest and directs attention
to residential entry below.

5 SHAPE
Flows and Movement
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FEATURES + COMMON AMENITIES

The project provides residents with several shared amenity spaces including a fitness room with outdoor deck, rooflop
terraces with extensive landscaping including urban agriculture plots, outdoor cooking/dining and gathering spaces. On
Level 8, a double-height amenity room provides indoor cooking and dining and lounge space and mezzanina workspace for
common use adjacent to the outdoor roof terraces.

A public art program has bzen proposed that is to be pursued through the Development Permit phase. Refer to Public Art Plan
prepared by Expanded Field public art consultants. A mural along north concrete wall is an opportunity to ergage public use at
the back lane.

PUBLIC REALM

The resolution of the ground level conditions around the project has been a key part of the design developrrent from the
rezoning stage to the current proposal. Articulation of smaller scale storefronts through inset entries and angled facades has
increased the visual interest at the widened Hastings sidewalk. The angled facade treatment also orients the entire ground-
level public realm towards the comner ‘urban room’ at Hastings and Semlin. The transiticn around the corner and down the
Semlin slope is moderated by the introduction of a east setback, stepped planting and wraparound commercial glazing. The
stepped planters lead down to the nearly triple-height residential lobby and the front-stoops of the live-work units at the corner
of the lane.

Opportunities for outdoor seating and product display are afforded by the generous sidewalk setbacks and enlarged urban
room. Setting the entire south fagade back to the depth of the urban room allows the lower scale 2+ storeys of the existing

streetscape to continue along Hastings. Weather protection and a public elevator to access the commercial parking area
directly from Hastings have been included to enhance the commercial frontage.

SUSTAINABILITY

+ Compact building form and simplified exterior envelope form reduces the project’s envelope area to voluma ratio and
sources for heat transfer at corners, increasing thermal efficiency;

= The proposed unit density helps reduce energy use through passive heating;

* Minimized east and west exposures: the building’s longest fagade is oriented toward the south to beneficial maximize solar
gains while balconies and screening provide solar shading;

* High-efficiency HVAC systems: Heating, ventilation and air conditioner to each apartment will be provided by a single “active”
heat pump heat recovery ventilator (HP-HRV): The HP-HRV will simultanecusly supply conditioned air and exhaust air to and
from the apartment, transferring heat between the two airstreams without mixing the air. This reduces the energy consumption
associated with heating and cooling mechanically supplied ventilation air, while increasing indoor air quality and thermal

comfort. The “active” HRV also incorporates a heat pump to provide heating and cooling to the supply air as required.

* Robust glazed window-wall and well-insulated opaque wall assemblies improve envelope performance and reduce heat loss
and energy consumption;

* Natural ventilation is provided through operable windows,
* The site's proximity to retail, grocery, and civic amenities contributes to a reduction in vehicle trips;

* The site's adjacency to both frequent transit stops and high-quality cycling networks such as the Union-Adanac Corridor
supports alternative forms of transit;

« The project further encourages low emission transportation with well-lit bicycle storage and end-of-trip facilities with easy
access to the lane.

* Dedicated car sharing spaces help reduce the need for personal vehicle ownership;
* The green roof and proposed native plantings reduce heat island effects and provide habitat for local wildlife;
+ Stormwater runoff is miticated by green roofs and any vegetation on site will be low irrigation to reduce potable water use,

*« Waste and recycling room is conveniently located to encourage residents to recycle. During construction, waste will be
separated on site to maximize diversion rates.

ARCHITECTURAL EXPRESSION

The architectural expression has been developed to address a number of challenges and opportunities of the site and has
evolved from the Rezoning design stage to address several comments received from City Staff and through design review
- particularly the provision of private outdoor space for all units, and the need to optimize building envelope performance
and efficiency.

Overall, the project proposes a strong formal language of rhythmic angular planes and depth of texture in its materiality to
create visual interest and address site and environmental conditions.

CHALLENGES

« East Hastings Street at this location is a busy 6-lane roadway that includes dedicated transit lanes. The sawtooth
design of balconies on Hastings provides privacy screening from both adjacent balconies and from headlights of west-
bound traffic, while orienting views to the west and downtown. The exterior expression of the building is inspired by the
movement on Hastings of cars, bikes, pedestrians: its patterns of differently scaled angular bays can be appreciated at
different speeds and perspectives. The change of direction and pattern of balcony surrounds and even cladding texture
create a dynamic exterior language.

* Long narrow site presents a challenge of creating visual interest and relief that is addressed through the sawtooth
pattern of balconies, and angular insets of the public realm that direct pedestrian traffic and sight-lines to the corner urban
room. The vertical massing is divided into disctinct base, middle and top zones. While the horizontal length of the facades
are divided by strong vertical slices that are integrated with the balcony soffit colouring.

* The earlier exterior design of the project posed challenges to achieving enargy efficiency due to its complexity and many
'ins and outs' and could not accommeodate balconies for all units. Design development to the buiding envelope has been
pursued to optimize efficiency by simplifying the underlying envelope condition by reducing corners and projections of the
insulated envelope itself and allowing the balconies in particular to become the expressive feature of the project. The ratio
of opaque wall to vision glazing is kept modest to maintain insulative values while keeping access to daylight and views.

OPPORTUNITIES

» Hilltop location without tall neighbours affords access to views of mountains and downtown. Outdoor spaces for suites,
common areas and commercial units are provided for all units.

= East-west orientation presents broad south- and north-facing facades and narrower east-west facades for optimal solar
orientation and ease of controlling unwanted solar gain. Adding balconies to all units sets up a rhythm of angled balconies
and privacy screening to create a siriking, textured fagade that is at once finely grained and cohesive. The south facing
balconies with integrated vertical screens provides solar shading for high- and low-angled sun tc reduce unwanted solar
gain. Glazing is minimized on east and west facades where sunlight is harder to contral.

+ Stepped form with significant setbacks at level 3 and level 8 allow for large outdoor private and semi-private terraces.
« Sloped site allows for dual aspect commercial spaces with north-facing terrace above laneway.

MATERIALS

The materials chosen for the exterior of the building draw from the surrounding context. The neighbourhood to the
north consists of straightforward industrial structures characterized by tough materials like concrate, concrete blocks,
and corrugated metal. These materials echo the highly lextured neighbourhood fabric, providing visual interest through
variation in scale, light, and shadow.

The proposed exterior expression uses folded metal cladding to create a varied texture with a consistent material type.
The massing's overall sawtooth theme is reinforced at the human scale with the folded metal panels, where varying fold
‘densities’ are arranged on east and west facades to enhance texture, depth, and visual interest. Vertical fins integrated
with vision glass on the east facade provides solar shading for low-angled sun. A perforated version of the profiled metal
is used as balcony guards, allowing for a continuous formal expression that balances considerations of noise, privacy,
light, and views. A slight metallic sheen of the material is intended to catch the light of the sunrise and sunset for which the
neighbourhood is named and to capitalize on its position at the crest of the slope to the north. The simple material palette
of profiled metal serves to accentuate the formal variation, shadow, and relief of the facades.
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A subtle introduction of colour on the soffits of the balconies creates a further dynamic element to the exterior expression
that is perceived particularly from the ground. The other location of colour at the street-level canopies add visual emphasis
to these pedestrian-scaled elements and accentuates entrances and public spaces.

COLOURED SOFFITS

Colours applied to balcony soffits on the south side are
applied in a gradient directed towards the urban room.
The colours on the north side accentuate the projecting
forms of stacked balconies.

BUILDING FEATURES:

AMENITY ROOM

Two-storey shared amenity room with upper-level balconies
and direct connection to the main shared amenity terraca.

MAIN AMENITY TERRACE

Shared residential amenity lerrace with covered outdoor
cooking, seating areas, green space, and views to the North
‘Shore mouniains.

CHILDREN'S PLAY AREA

Qudoor play area with natural elements incorporated into
residential amenity terrace.

URBAN AGRICULTURE POTS
Shared pots for herbs and edible planting.

CANOPIES

Large canopies along Hastings help emphasize the
sawlooth gesture and provide continuous weather protection
for the public realm,

RETAIL UNITS

Curtain wall along Hastings provides retail units with visual
connection to the public realm. The frontage is furthar
breken down with angled entries, creating a finer-grained
gentle rhythm along the street and allowing for recessed
door swings.

RETAIL ELEVATOR

Access from Hastings to relail parking and car share stalls
onP1.

Weathering Steel

Soffit - Colour Varies

Nindow W
(Vision + Spandrel) Aluminum Composite
Panel - Colour Varies

SOUTH + EAST

END WALL ANIMATION

Pattern of corrugated metal panels with
various profiles increases visual interest,
texture, and animation of the fagade
during different lighting conditions.
Window placement and projecting
vertical sun shades further enhance the
dynamism of the east end wall.

CONTINUOUS MASS BREAK

: Highli Colour and ity change

Ay all / introduces a break in the baleony rhythm.
ot @

LIVE/WORK UNITS

Two units anchor the building’s northeast cormer and
provide covered retail frontage to help activate the Semlin
streetscape.

&l
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BALCONY PRIVACY

Perforated balcony guards provide
transparency while balancing functionality
(privacy, shading, sound)

URBAN ROOM

Corner retail unit is set back 2,1m from the property line to
create an articulated street wall and covered outdoor “room’
with seating, enhancing the public realm along Hastings.

PUBLIC SPACE HIGHLIGHT

CORNER PLANTERS

Pulled-back retail unit and cascading planters help ease
transition between the Urban Room comer and steeper
slope along Semilin.

GREEN ROOF
Exiensive sedum mat green roof

MECHANICAL SCREENING

Screening for rooftop mechanical units and elevalor pop-
up.

AMENITY TERRACE

Shared residential amenity lerrace with views to the North
Shoere mountains,

BALCONIES
Alternating side wall provides privacy between units while
featuring mountain views to the north,

AMENITY TERRACE
North-facing terrace off of fitness centre.

RETAIL TERRACE

Relail units open up onto large north-facing terrace,
providing space for seating

PARKADE ENTRANCE

Vehicle entrance to retall and car share stalls (P1) and
secure residential parking (P2-P3).

LOADING BAY
Two loading stalls and laneway access to bicycle parking.

Distinct industrial weathering sleel
canopies mark and highlight urban room
ard residential entrance along Semllin
Drive.

NORTH + WEST

END WALL ANIMATION

Pattern of corrugated metal panels with
various profiles increase visual interest,
texture, and animation of the fagade
during different lighting conditions.

BALCONY PRIVACY

Perforated balcony guards provide
p y while ing functi
(privacy, shading, sound)

@)

PUBLIC ART

Laneway activation througn large wall
mural. Mural extends over entire concrete
wall surface, including louvres, gas meter
gete, exit doors, and loading bay. Refer
to Public Art Plan prepared by Expanded
Field public art consultants,
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