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1 [Section 1 is not reprinted here.  It contains a Standard clause amending Schedule D (Zoning 
District Plan) to reflect this rezoning to CD-1.] 

 
2 Definitions 

Words in this By-law shall have the meaning assigned to them in the Zoning and Development 
By-law, except as follows. 

 
Live-Work Use means the use of premises for both a residential unit and a non-residential use 
which is associated with and forms an integral part of the residential unit. 

 
High-Tech and Light Industrial Uses means the research, development, assembly and 
manufacturing functions of high-technology industries including, but not limited to, computers, 
software, telecommunications, bio-medical technologies, multimedia, film post-production, 
scientific and control instruments, and energy and environmental technologies, as well as these 
light industries: batteries manufacturing, brewing and distilling, electrical products or 
appliances manufacturing, paper products manufacturing, printing and publishing, public 
authority use, public utility, radio communications station, storage warehouse and  
wholesaling–Class A. 

 
3 Uses 

The area shown included within the heavy black outline on Schedule “A” shall be more 
particularly described as CD-1(402), and the only uses permitted within the outlined area, 
subject to approval by Council of the form of development and to such conditions, guidelines 
and policies adopted by Council, and the only uses for which development permits will be 
issued are:  

 
(a) Child Day-Care Facility; 
(b) Cultural and Recreational Uses, but not including Casino–Class 1, Casino–Class 2, Golf 

Course or Driving Range, Marina, Riding Ring, Stadium or Arena, and Zoo or Botanical 
Garden; 

(c) High-Tech and Light Industrial Uses; 
(d) Institutional Uses, limited to School - University or College; 
(e) Live-Work Uses; 
(f) Machinery or Equipment Manufacturing, existing as of July 27, 1999; 
(g) Office Uses; 
(h) Parking Uses; 
(i) Retail Uses, but not including Gasoline Station - Full Serve, Gasoline Station - Split 

Island, and Vehicle Dealer; 
(j) Service Uses, but not including Animal Clinic, Auction Hall, Bed and Breakfast 

Accommodation, Body-Rub Parlour, Drive-Through Service, Funeral Home, Laundry or 
Cleaning Plant, Motor Vehicle Repair Shop, Motor Vehicle Wash, Repair Shop–Class B, 
Restaurant–Drive-In, and Sign Painting Shop; 

(k) Storage Yard, existing as of July 27, 1999; 
(l) Accessory Uses customarily ancillary to the above uses; 
(m) Interim Uses not listed above and Accessory Uses customarily ancillary thereto, provided 

that: 
(i) the Development Permit Board considers that the use will be compatible with and 

not adversely affect adjacent development that either exists or is permitted by this 
By-law; 

(ii) the Development Permit Board is satisfied that the use can be easily removed and 
is of low intensity or low in capital investment; 

(iii) the Development Permit Board is satisfied that there is no risk to the public from 
contaminated soils either on or adjacent to the subject site; and 

(iv) development permits are limited in time to periods not exceeding three years. 
[9177; 05 11 01] 

Note: Information included in square brackets [  ] identifies the by-law numbers and dates for the 
amendments to By-law No. 8131 or provides an explanatory note. 
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4 Sub-Areas 
The district shall comprise four sub-areas approximately as illustrated in Diagram 1 below. 

 
Diagram 1. Sub-Areas 
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[8574; 02 10 22] [9685; 08 06 24] 

 
5 Floor Area and Density 
 
5.1 The total gross floor area for all uses combined must not exceed 313 038 m².  [9685; 08 06 24] 
 
5.2 The total floor area for uses listed in Table 1 must not exceed the totals set opposite such uses, 

and any use permitted in section 3, but not listed in Table 1, is not limited by this sub-section 
5.2. 
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Table 1 
 
 Sub-areas  

Use 1 2 3A + 3B 
combined 

3B only Maximum 
Total Floor 
Area 

 High-Tech and Light 
Industrial Uses;  

 Office Uses, limited to 
Information Technology, 
except for Sub-area 1 
which is limited to 
Information Technology, 
Financial Institution, 
General Office, Health 
Care Office, and Health 
Enhancement Centre;  

 Service Uses, but limited 
to Laboratory, 
Photofinishing or 
Photography Laboratory, 
Production or Rehearsal 
Studio and Work Shop; 

 Institutional Uses, limited 
to School - University or 
College 

 Accessory uses 

48 158 m² 27 999 m² 236 881 m² - 313 038 m² 

 Office Uses, but not 
including the offices of 
accountants, lawyers and 
notary publics, nor the 
offices of real estate, 
advertising and insurance, 
nor travel and ticket 
agencies 

 

- 5 715 m²  50 025 m² - 55 740 m² 

 Office Uses, but limited to 
the offices of accountants, 
lawyers and notary 
publics, and the offices of 
real estate, advertising 
and insurance, and travel 
and ticket agencies 

- 571 m² 5 003 m² - 5 574 m² 

 Retail;  
 Service, but not including 

Hotel and Laboratory  

- 1 619 m² 14 174  m² - 15 793 m² 

 Live-Work Uses - - - 16 722 m² 16 722 m² 

 Hotel - - - 9 290 m² 9 290 m² 

[8574; 02 10 22] [8653; 03 03 11] [9177; 05 11 01] [9685; 08 06 24] [10097; 10 07 20] 
 
5.3 The following will be included in the computation of floor area: 

(a) all floors having a minimum ceiling height of 1.2 m, both above and below ground level, 
to be measured to the extreme outer limits of the building. 
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5.4 The following will be excluded in the computation of floor area: 
(a) balconies or sundecks associated with units in live-work use and any other appurtenances 

which, in the opinion of the Director of Planning, are similar to the foregoing, provided 
that the total area of all such exclusions does not exceed eight percent of the live-work 
use floor area being provided; 

(b) patios and roof gardens associated with units in live-work use, provided that the Director 
of Planning approves the design of sunroofs and walls; 

(c) the portion of a floor used for heating and mechanical equipment or other uses similar to 
the foregoing; 

(d) the portion of a floor used for off-street parking, loading, and bicycle storage that, for 
each parking area, is at or below the base surface; 

(e) areas of undeveloped floors which are located above the highest storey or half-storey and 
to which there is no permanent means of access other than a hatch; 

(f) all residential storage space above or below base surface, except that if the residential 
storage space above base surface exceeds 3.7 m² per dwelling unit, there will be no 
exclusion for any of the residential storage space above base surface for that unit;  [8760; 
03 12 09] 

(g) amenity areas associated with units in live-work use, provided that the total area 
excluded, which is at or above the base surface, does not exceed 1 000 m² or 10% of the 
total commercial live-work floor area; 

(h) amenity areas accessory to industrial and office uses, provided that the total area 
excluded, which is at or above the base surface, does not exceed 6 000 m²; 

(i) childcare facility areas; 
(j) where exterior walls greater than 152 mm in thickness have been recommended by a 

Building Envelope Professional as defined in the Building By-law, the area of the walls 
exceeding 152 mm, but to a maximum exclusion of 152 mm thickness, except that this 
clause shall not apply to walls in existence prior to March 14, 2000.  [8169; 00 03 14] 

 
5.5 The Director of Planning may permit the following to be excluded in the computation of floor 

space ratio: 
(a) enclosed balconies associated with units in live-work use, provided that the Director of 

Planning first considers all application policies and guidelines adopted by Council and 
approves the design of any balcony enclosure, and provided further that the total area of 
all open and enclosed balcony or sundeck exclusions does not exceed four percent of the 
commercial live-work floor area being provided. 

 
5.6 The total floor area in each sub-area for the uses listed in Table 2 must not exceed the 

applicable totals set opposite such uses, but any use permitted by Section 3 but not listed in 
Table 2 is not limited by this Section 5.6. 

 
Table 2 - Maximum Floor Area Totals 

 
Sub-Area (from Diagram 1) 

Use 
1 2 3A 3B 

Live-Work Use 
Hotel Use 

0 0 0 16 722 m² 
9 290 m² 

[8653; 03 03 11] 
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5.7 The maximum number of units in each sub-area must be set out in Table 3 below. 
 

Table 3 - Maximum Number of Live-Work Residential Units 
 

Sub-Area (from Diagram 1) 
 

1 2 3A 3B 

Maximum Number of Units 0 0 0 250 

[8653; 03 03 11] 
 
6 Height 

The maximum building height, but excluding the mechanical penthouse and roof, must be as 
shown in Diagram 2. 

 
Diagram 2. Maximum Building Heights 

 
[9685; 08 06 24] 

 
7 Parking and Loading  

Any development or use of the site requires the provision, development, and maintenance, in 
accordance with the requirements of, and relaxations, exemptions, and mixed use reductions in, 
the Parking By-law, of off-street parking and loading, except that, for the following uses, the 
following parking and loading requirements apply: 

 
(a) for manufacturing, office, laboratory, production or rehearsal studio, utility and 

communication, transportation and storage, wholesale, work shop, and high-tech and 
light industrial uses: 
(i) at least one parking space for each 57.5 m² of gross floor area, and no more than 

one parking space for each 37.0 m² of gross floor area, and 
(ii) for a live-work use, at least one parking space for each unit of 75 m² or less of 

gross floor area, and at least 1.3 parking spaces for every unit more than 75 m² of 
gross floor area, and, for visitors, one additional parking space for each 12 units on 
sites that include 12 or more units, 

except that the Director of Planning, in accordance with section 3.2 of the Parking 
By-law, and on the advice of the City Engineer, in accordance with section 4.1.9 of the 
Parking By-law, may relax the requirements of this subsection (a); and 
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(b) for live-work and high-technology and light industrial uses, loading as determined by the 
Director of Planning in consultation with the City Engineer.  [8789; 04 02 24] 

 
9 [Section 9 is not reprinted here.  It contains a standard clause including the Mayor and City 

Clerk’s signature to pass the by-law and certify the by-law number and date of enactment.] 
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* Denotes presence during part of the meeting.

PRAYER

The proceeding in the Council Chamber were opened with a prayer read by the
City Clerk.

RECOGNITION

L,ee
Councillor Tim Louis
Councillor Sandy McCormick
Councillor Gordon Price
Councillor George Puil
Councillor Sam Sullivan

ABSENT: Councillor Daniel Lee (Leave of Absence)

CITY MANAGER’S
OFFICE: Judy Rogers, City Manager

CLERK TO THE
COUNCIL:

Ulli S. Watkiss

*Councillor  Lynne Kennedy
Councillor Don 

Vancouver  was held on Tuesday,
December 14, 1999 at 2:00 p.m., in the Council Chamber, Third Floor, City Hall.

PRESENT: Mayor Philip Owen

Councillor Fred Bass
“Councillor Jennifer Clarke

14,1999

A Regular Meeting of the Council of the City of 

,UNCIL MEETING MINUTES

December 

’ CITY OF VANCOUVER

- December 14, 1999 Page 1 of 16

.
CITY OF VANCOUVER

Regular Council Minutes 



“I hereby certify that the foregoing is a correct copy of a By-law passed by the
Council of the City of Vancouver on the 14th day of December 1999, and numbered
8140.

CITY CLERK”

Watkiss
City Clerk

(Simed) Ulli S. 

&.en
Mayor

W. PhiliD {Sinned)  

da!e of its passing.

DONE AND PASSED in open Council this 14th day of December 1999.

B(I-3)”

2. This By-law comes into force and takes effect on the 

(CWD)”
CD-1 (402) 8131 

(DD)”
CD-1 (401) 8122 B “500-800 Canada Place Way

“555 Great Northern Way

CD-l (349) 7592 B “750-770  Pacific Boulevard

insert@ the following:

By-lau

THE COUNCIL OF THE CITY OF VANCOUVER, in open meeting
assembled, enacts as follows:

1. Schedule E of By-law No. 65 10 is amended by 

BY-LAW NO. 8 140

A By-law to amend
By-law No. 65 10,

being the Sign 
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BreLvery and China creeks;
varying building heights across the site to preserve northward views from Mount Pleasant
street ends and lessen view impacts for residential developments south of Great Northern
Way.

3

3.1

Site Considerations

Siting
The location of streets, open spaces, development parcels and buildings should generally be as
described in the illustrative plan shown in Figure 1, recognizing that other plans showing

City of Vancouver November 1999
Great Northern Technology Park CD-l Guidelines Page 2

tqpical of an inner-city location;
extending and establishing pedestrian and bicycle routes through the site, to provide both
connections for the city-wide Greenways Plan and links to local neighbourhoods;
providing open space on the site, including a central green space as a distinctive feature of
the public realm;
providing commemoration of the site’s former natural setting as the terminus of Brewery
Creek and southern shoreline of the tidal flats, with the opportunity for future daylighting of

\vell defined, animated, landscaped
streets with mainly underground parking;
providing a grain of building units and massing 

Lvorker population;
providing a high degree of amenity for workers and visitors;
creating a distinctly urban form of development with 

de\,elopment with the city by (i) generally extending the adjacent street grid
and encouraging pedestrian and visual connections, but discouraging through traffic into
adjacent residential areas, and by (ii) having a well planned transit strategy;
creating a strong sense of place and identity by reinforcing existing features, such as the
landscape buffer along Great Northern Way, and by adding new features and amenities
appropriate for a high-tech industrial park;
providing a mixed-use form of development which integrates non-industrial uses into the
fabric of the development and effectively serves the needs of the high-tech businesses and
the 

W

integrating the 

0)

(h)

cd
(0

id,’e

cc>

(b)

(4

Lvestem end. New north-south streets are also proposed
across the site connecting Great Northern Way with Industrial Avenue.

Key urban design principles guiding the pattern of development are:

\vith an open space near the 

J

2 Urban Design Principles
Great Northern Technology Park is organized around a new, east-west spine road or “central
avenue,” 

F!an butch 1999 Concept 
rdude&perties werese 



- Street-end View Corridors

City of Vancouver
Great Northern Technology Park CD-1 Guidelines

November 1999
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vielvs from St. George,
Carolina, and Fraser streets should be preserved by restricting heights to 13.7 m (45 ft.) in
40-m (13 1 -ft.) wide corridors, as shown in Figure 2. These street-end view corridors should
be aligned with the centre lines of the St. George, Carolina and Fraser street rights-of-way,
south of East 5th Avenue.

Figure 2 

(b)

Building height limits are described in the By-law. Height limits vary across the site from
13.7 m (45 ft.) to 45.7 m (150 ft.).
In addition to the limits described in the By-law, northward street-end 

(a>

Lvith in an architectural manner.

5 Architectural Characteristics

5.1 Building Height and Views

semice and loading functions is especially critical for buildings which abut the
landscape setback along Great Northern Way.
Loading docks and garbage bins should not be visible from the street.
Outdoor storage of goods is discouraged. When necessary, outdoor storage should be
incorporated into well screened loading areas.

4.3 Parking and Loading Access

(a) Where possible, access to parking structures and loading areas should be from lanes or side
streets. If located along the central avenue, parking and loading should be combined into one
entrance and its width should minimize interruption to the streetwall.

(b) Shared parking and loading entrances are encouraged for abutting properties.
(c) No insulation, piping or mechanical equipment is to be visible from the street unless dealt

archltectural elements, such as fencing and trellises, and plant material. Screening and
concealing of 

neighbouring properties and from the overlook of nearby residential developments, using
(b)

Loading areas should be located within buildings or to the rear of buildings away from active
streets. Access to these loading areas should be from lanes or side streets, and is discouraged
from the central avenue.
Loading areas should be effectively screened from view of surrounding public spaces,

(a)

sepices.

4.2 Loading Areas

behind areas containing active uses other than parking, such as building lobbies or retail



Lvhere there are left-turn bays for the
intersections.

City of Vancouver
Great Northern Technology Park CD-1 Guidelines
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- Great Northern Way is to be reconstructed as a broad, landscaped
boulevard with three signalized intersections, one at each end of the site and one at the centre.
A landscaped median is to run its length except 

Way Norllterrt 

signage,  lighting and plant material should
used throughout the high-tech park site, with the central avenue being an area designated for
special paving, lighting, furnishing and planting treatments. There are four types of streetscape
treatments. as follows:

(a) Great 

Sewices standards and
requirements. A unified system of paving, furniture, 

Greenway connections provide an important pedestrian link to and. from the site.

6.2 Streetscape Design
The streets should be designed and built in accordance with Engineering 

PIeasant residents, as well as those of employees (and residents) of the site.
Open space intended for public use should be clearly identified and designed as such. It
should have sufficient openness to be inviting and safe for the public.

(4

The landscape should be used as a unifying element for the high-tech park with a consistent
system of materials and detailing used throughout.
Open space planning and design should consider the neighbourhood context and the needs
of Mount 

(cl

(b)

(a>

\vhich will impart the
park-like ambiance desired of the high-tech campus and is one of the principal amenities sought
by the worker population and the surrounding neighbourhoods. Some general guidelines for open
space planning include:

ofthe roof
area or project more than 6 m (20 ft.) above the maximum building height. They should be
oriented with the longer dimension in a north-south direction to minimize view impacts to
residential developments to the south.

6 Open Space and Streetscapes

6.1 Structural Overview
A hierarchy should be established for the open space system from the public-owned and freely
accessed spaces, like the street rights-of-way, to completely private and inaccessible building
courtyards. In between are privately owned spaces to which the public may have some degree of
access, such as the landscape setbacks. Open space is an important element 

\vith materials and finishes compatible with the building.
(c) Mechanical penthouses and screening enclosures should not cover more than 25% 

(i) a high-quality image that portrays a sense of permanence; and
(ii) to the long-term durability of the exterior system, such that its initial integrity, quality,

and visual appearance will be retained over the lifespan of the building.
(c) Materials and treatments at grade level, particularly for buildings fronting the central avenue,

should present visual and textural interest at a pedestrian scale.

5.9 Roofs and Mechanical Penthouses

(a) Roofs should designed to be attractive as seen from above as well as from ground level.
Large. monotonous expanses of roof should be avoided.

(b) Vents, mechanical rooms and equipment, elevator penthouses, and other rooftop devices
should be integrated into the roof architectural treatment or should be grouped and screened

5.8 Materials

(a) A consistent palette of materials should be used throughout the high-tech park.
(b) In general, all commercial-grade exterior finishing materials and details appropriate to local

climatic conditions may be utilized, provided they contribute to:



m2 or 1.22 acres was proposed.) The design of this space should:

(a) maintain the primacy of the central open space as a key feature in the planning and design
of the tech park;

City of Vancouver
Great Northern Technology Park CD-1 Guidelines

November 1999
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Lvhether or not an adjoining ALRT station is built. (4 937

Brelvery Creek setback
should commemorate Brewery Creek in a manner which is in keeping with the
commemorative initiatives in the IC-3 District. It should present an attractive overlook for
adjacent buildings. A pedestrian pathway should be provided along its length, with
consideration given to bicycle and in-line skating access if feasible.

6.4 Central Open Space
The final configuration of the central open space should have a net area approximately equivalent
to that originally proposed in the CD-l, 

(50-ft.) wide 

bet\veen the development and the easement
should be sensitively shaped by terracing and stepping of the building massing, avoiding
large expanses of blank wall.

Brewery Creek -The landscape design of the 15-m 

kvould have to be
removed. When public access to the north can be achieved, a pedestrian pathway should be
provided along its length, with consideration given to bicycle and in-line skating access if
feasible.

The easement should provide a landscape feature for the adjacent developments which should
open onto it in a positive manner. The interface 

(50-ft.)  wide China Creek easement should be given a soft
landscape treatment that is in keeping with the overall theme of the high-tech park but that
also considers plant materials indigenous to local riparian environments. The landscape
design should allow for future daylighting and not include large trees that 

- The 15-m 

(30-ft.)  wide setback along Great Northern Way existing
mature trees should be retained uhere possible. Selection and placement of new plantings
should enhance the existing character. A sidewalk or pathway should be provided along the
length of the setback and consideration should be given to designing the path to be suitable
for in-line skating, in its width, material, alignment and grade. Outdoor amenity areas, such
as patios, may be provided in the setback area to meet the needs of adjacent developments,
providing that landscape screening is maintained between such areas and Great Northern
Way.

China Creek 

- In the 9-m Way Nordlrnl 

(cl

Great 

@I

(4

(40-ft)  wide, and will provide public pedestrian and bicycle access. Vehicular
movements may also occur in these rights-of-way for access to parking and service areas,
potentially with right-in/right-out access to Great Northern Way.

6.3 Landscape Setbacks

- The secondary north-south rights-of-way will be
12.2-m 

Nor&Sofrrh  Rights-of-way Secorrday  

-4

(d)

I?;“KII4G-- TRAVEL FAHKING TRAVEL

- Cross-section through primary north-south
street
Figure 5 
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(b)

Where possible, existing trees and vegetation should be retained and protected along Great
Northern Way, and incorporated into the site planning.
A variety of native trees and vegetation should be provided to minimize maintenance, water
use and integrate the planting design into the traditional landscape character as much as
possible.

City of Vancouver
Great Northern Technology Park CD-1 Guidelines

November 1999
Page 

6)

9 Environmental Considerations

9.1 Trees and Vegetation

signage should be incorporated in or near the canopy, visible from the sidewalk and
street, and of high quality materials.

signage should be incorporated into its architectural design.
(c) Retail 

Signage should be consistent and integrated throughout the high-tech park.
(b) A building’s 

Signage

(a)

ivorks of arts, is also
encouraged
Entrances to buildings and dramatic multi-storey interior spaces should be illuminated to
enhance their visibility and significance after dark.

8

lvalls to silhouette trees,
underbrush lighting of groundcover, is encouraged.
Accent lighting of prominent site features, such as ponds, fountains and 

Short-masted and local area lighting is preferred over high-mounted, general site lighting.
Pedestrian pathway lighting should be configured to primarily illuminate walking surfaces.
Landscape lighting, such as uplighting of trees, backlighting of 

!

Lighting
Exterior lighting should be used to ensure safety and security, and to focus attention toward site
and architectural features.

Street lighting should be in accordance with Engineering Senices standards and
requirements, with a consistent and integrated system used throughout the high-tech park.
Site lighting should confine the spread of light to within a development’s property boundaries.
Fixtures should be oriented away from public view. Lighting should be sited and specified
so as to minimize direct glare impact on adjacent properties, surrounding streets and nearby
residential developments. The use of concealed sources is encouraged.

I;’5’‘1-1

- Spatial elements of ALRT station

7

(i) The east end as a visual focus along the central avenue looking west.
(ii) The centre as the station body, with visual and physical access.
(iii) The west as an interface between the central open space and the main pedestrian

entrance.

Figure 6 
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___.--

Comments or questions? You can send 

._

*****

- CARRIED
UNANIMOUSLY

The Special Council adjourned at 1159 p.m.

- CARRIED
UNANIMOUSLY

ADOPT REPORT OF COMMITTEE OF THE WHOLE

MOVED by Cllr. Bellamy,
SECONDED by Cllr. Price,

THAT the report of the Committee of the Whole be adopted, and the Director of
Legal Services be instructed to prepare and bring forward the necessary by-law
amendments.

01” amendment

RISE FROM COMMITTEE OF THE WHOLE

MOVED by Cllr. Bellamy,

THAT the Committee of the Whole rise and report.

itulics  denote deletion * 

- CARRIED
UNANIMOUSLY

1999,7:30  p.m. Page 19 of 19

AND THAT Council authorize the General Manager of Engineering Services and
Director of Legal Services to enter into an agreement with Finning International
Inc. permitting the existing buildings and operations on the site, that will encroach
onto dedicated streets, to remain at a nominal fee until the General Manager of
Engineering services has accepted the streets under the terms of the Services
Agreement.

- September 2 1, Public Hearing Minutes 



post-
production, scientific and control instruments, and energy and environmental technologies, as
well as these light industries: batteries manufacturing, brewing and distilling, electrical
products or appliances manufacturing, paper products manufacturing, printing and publishing,
public authority use, public utility, radio communications station, storage warehouse and
wholesaling-Class A.

“D” of
By-law No. 3575.

2. Definitions

Words in this By-law shall have the meaning assigned to them in the Zoning
and Development By-law, except as follows.

Live-Work Use means the use of premises for both a residential unit and a non-residential use
which is associated with and forms an integral part of the residential unit.

High-Tech and Light Industrial Uses means the research, development, assembly and
manufacturing functions of high-technology industries including, but not limited to,
computers, software, telecommunications, bio-medical technologies, multimedia, film 

Z-501(b)  and attached to this By-
law as Schedule “A”, and in accordance with the explanatory legends, notations and
references inscribed thereon, so that the boundaries and districts shown on the Zoning District
Plan are varied, amended or substituted to the extent shown on Schedule “A” of this by-law,
and Schedule “A” of this by-law is hereby incorporated as an integral part of Schedule 

“D” is
hereby amended according to the plan marginally numbered 

555 Great Northern Way

BY-LAW NO. 8 13 1

A By-law to amend
By-law No. 3575,

being the Zoning and Development By-law

THE COUNCIL OF THE CITY OF VANCOUVER, in open meeting
assembled, enacts as follows:

1. The “Zoning District Plan” annexed to By-law No. 3575 as Schedule 



.

5.2 The total floor area for uses listed in Table 1 must not exceed the totals set opposite
such uses, and any use permitted in section 3, but not listed in Table 1, is not limited by this
sub-section 5.2.

3

m2 

- Sub-Areas

5. Floor Area and Density

5.1 The total gross floor area for all uses combined must not exceed 321 282 

1 

(iv>

4. Sub-Areas

the Development Permit Board considers that the use will be
compatible with and not adversely affect adjacent development that
either exists or is permitted by this By-law;

the Development Permit Board is satisfied that the use can be easily
removed and is of low intensity or low in capital investment;

the Development Permit Board is satisfied that there is no risk to the
public from contaminated soils either on or adjacent to the subject site;
and

development permits are limited in time to periods not exceeding three
years.

The district shall comprise two sub-areas approximately as illustrated in
Diagram 1 below.

Diagram

(9

(ii)

(iii)



sundeck
exclusions does not exceed four percent of the live-work floor area being
provided.

5.6 The total floor area in each sub-area for the uses listed in Table 2 must not exceed the
applicable totals set opposite such uses, but any use permitted by Section 3 but not listed in
Table 2 is not limited by this Section 5.6.

m2;

childcare facility areas.

5.5 The Director of Planning may permit the following to be excluded in the computation
of floor space ratio:

(a) enclosed balconies associated with units in live-work use, provided that the
Director of Planning first considers all application policies and guidelines
adopted by Council and approves the design of any balcony enclosure, and
provided further that the total area of all open and enclosed balcony or 

m2
or 10% of the total live-work use floor area;

amenity areas accessory to industrial and office uses, provided that the total
area excluded, which is at or above the base surface, does not exceed 6 000 

m2
per dwelling unit;

amenity areas associated with units in live-work use, provided that the total
area excluded, which is at or above the base surface, does not exceed 1 000 

half-
storey and to which there is no permanent means of access other than a hatch;

storage space associated with units in live-work use provided that where space
is located at or above the base surface, the maximum exclusion shall be 3.7 

sundecks  associated with units in live-work use and any other
appurtenances which, in the opinion of the Director of Planning, are similar to
the foregoing, provided that the total area of all such exclusions does not
exceed eight percent of the live-work use floor area being provided;

patios and roof gardens associated with units in live-work use, provided that
the Director of Planning approves the design of sunroofs and walls;

the portion of a floor used for heating and mechanical equipment or other uses
similar to the foregoing;

the portion of a floor used for off-street parking, loading, and bicycle storage
that, for each parking area, is at or below the base surface;

areas of undeveloped floors which are located above the highest storey or 

(9

balconies or 

(h)

(8)

(0

(e>

(4

cc>

@I

(a)



W on the advice of the City Engineer, in accordance with Section 4.1.9 of the
Parking By-law.

7

(4 in accordance with Section 3.2 of the Parking By-law, and

m2 for gross
floor area and one additional space per 12 dwelling units on sites with 12 or
more dwelling units.

7.2 The requirements of Section 7.1 may be relaxed by the Director of Planning

m2 or
less of gross floor area, 1.3 spaces for every dwelling unit over 75 

W live-work uses, must provide a minimum of one space for each unit of 75 

m2 of gross floor area, and
m2 of gross floor area and

a maximum of one space for each 37.0 

(4 manufacturing, office, laboratory, production or rehearsal studio, utility and
communication, transportation and storage, wholesale, and work shop uses
must provide a minimum of one space for each 57.5 

- Maximum Building Heights

7. Parking

7.1 Off-street parking must be provided, developed and maintained in accordance with the
applicable provisions of the Parking By-law, except

Diagram 2 
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2,21 spaces per 1000 square feet to 2.5 spaces,
St&f are prepared to

support a change from the existing 

.
the applicant remains concerned about the parking ratio.

_ 

comme&al and live-work uses, consistent with the Concept Plan for Great
Northern Technology Park.

The Director of Current Planning recommended approval, subject to the conditions
set out in the agenda of the Public Hearing.

Council also had before it a memorandum from the Director of Planning and the
Deputy City Engineer dated September 16, 1999 (on file), recommending a
revised childcare condition f (vi) as reflected above. Further wording regarding the
childcare condition, put forward by staff during the Public Hearing at Council’s
request, is also reflected in the foregoing conditions.

Staff Comments

Ian Smith, Planner, Central Area Major Developments Group, briefly reviewed the
application, noting it would make possible uses not permitted in I-3, but which
would be useful amentities in a high technology industrial park. Discussions
between staff and the applicant have resolved most of the applicant’s issues, but

/

(Councillor Clarke not eligible to vote)

(Councillor Kennedy left the meeting following the vote
on item 4 and did not return)

5. Rezoning: 555 Great Northern Way [Finning Lands]

An application by Finning International Inc. was considered, as follows:

Summarv: The rezoning from I-3 to CD-l would permit industrial, office,

- CARRIED UNANIMOUSLY/”
, ”,I 

FUR:PHji?R THAT staff deal with the issue of assigned visitor parking at the
development permit stage.

$10,965.68;

AND 

CiT@ Community Amenity Contribution of 

I

(v) pay to the 

,,’
an! a’ jacent the site from the closest existing suitable point;

and
d!

electrical and telephone services to be
undergrounded within 

,”
(iv) make arrangements for a

,,’

F

(ij make arrangements to the satisfaction of the Director of Legal Services and the
Approving Officer to consolidate the site;

(ii) make arrangements to the satisfaction of the General Manager of Engineering
Services and the Director of Legal Services for an encroaching wall on West 2nd
Avenue;

(iii) make suitable arrangements to the satisfaction of the General Manager of
Engineering Services and the Director of Legal Services for off-site parking;

,**

7:30 p.m.

registered owner shall:

Page 12 of 19- September 21, 1999, Public Hearing Minutes 
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1999,” specifically in relation to the location of roads and open space, the layout of
development parcels and the siting of buildings, and providing that the Development

pemlit  industrial, office, commercial and live-work uses
consistent with the Concept Plan for Great Northern Technology Park, be approved
subject to the following conditions:

SCHEMATIC (a) THAT the proposed schematic development be approved by
DEVELOPMENT Council in principle, generally as prepared by Busby + Associates
Architects and stamped “Received, City of Vancouver Planning Department, July 15,

? to 

Gill be more activity in the area after dark, improving security;
some views will be lost, but the trade-off is worthwhile in view of the many amenities.

Kitty Norris. resident of an area housing co-op, wished that the public process had
been more inviting to the neighbours.

Terry Nicholson, 300 Block East 7th Avenue, discussed potential traffic problems.
ad enquired whether all traffic will access the site from Great Northern Way. In
response, Mr. Smith briefly reviewed the proposed road system and signalized
intersections including other points of access to and from the site.

Applicant Final Comments

Peter Busby, Busby and Associates, reviewed efforts made to involve the public in
the planning process, and the resultant amenity package. Because this development
will take years to finalize, a degree of flexibility was requested.

Staff Final Comments

Mr. Smith provided clarification on the issues of transit to the site and possible
alternatives to rapid transit; impact on views, building heights, and the requirement
to meet hazardous materials standards. Mr. Smith also provided a verbal
recommendation to resolve two issues around the childcare condition referenced in
his opening remarks.

Council Decision

MOVED by Cllr. Clarke,
A. THAT the application by Finning International Inc. to rezone 555 Great Northern
Way from I-3 to CD-l 

ArtTech building
residents, were heard and incorporated;

services and amenities will be brought to the area, including welcome pedestrian
walkwavs and green space;
there 

inline
skaters, bicyclists, wheelchair users etc;
transportation other than the private automobile will be encouraged;
it is important to create a precinct where knowledge-based industries can come

together;
there will be green links through the site and other amenities for the community at

large;
it IS important to create more ‘artist live/work spaces;
the ideas and suggestions of the community, specifically the 

1999,7:30 p.m. Page 14 of 19

Following are some of the comments made by the speakers in support:

traffic calming measures are good
this is an opportunity to provide a pathway system through the site suitable for 

- September 21, Public Hearing Minutes 
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regurd  to the determined need, and
to the number and type of childcare spaces provided on
the site by private initiatives.]

PUBLIC ART (vii) Execute an agreement. satisfactory to the Directors of Legal Services
and Social Planning, for the provision of the public art in accordance with the City’s
Public Art Policy, such agreement to provide for security in a form and amount
satisfactory to the aforesaid officials; however in this instance the public art requirement
shall apply only to the commercial and residential floor area which is being added by this
rezoning;

SERVICES (viii) Execute a services agreement, satisfactory to the City
AGREEMENT Engineer and the Director of Legal Services, to ensure that all on-site
and off-site works and services necessary or incidental to the servicing of the subject site
(collectively called the “Services”) are designed,constructed, and installed at no cost to
the City, and to provide for the grant of all necessary street dedications and rights-of-way
for the Services, all to the satisfaction of the City Engineer and the Director of Legal

appropriute,  having 

sta8 prior to
the point of 50% build-out, indicates that a reduction is
enzployers,  employees and Social Plunning 

undertukenjointt’y  by the on-site
ifa childcure needs

assessment study, 

facility  in accordance with City policy.

[The requirement may he reduced 

cost.s.fctr
any required 

the agreement shall include a provision to receive start-up 

daycare facilities requirements and the licensing
thereof, comply with the Childcare Design Guidelines and be satisfactory to the Director
of Social Planning; 

m2 (1 , 100,000 sq. ft.); the facility
must meet all community care and 

daycare facility,
including required outdoor play space and underground parking, for up to 56 children,
as determined by the Director of Social Planning, at no cost to the City prior to
occupancy of the building, which, once occupied, would bring the total occupied floor
space on the subject site to equal or exceed 102 190 

~zJtiZZy furnished, fully equipped lo construct 

‘and
acceptable to the City;

CHILDCARE (vi) Execute an agreement, satisfactory to the Directors of Legal Services
and Social Planning, 

cany failure to carry out the aforementioned approved
Remediation Plan and provide such security for the indemnity to the satisfaction of the
Director of Legal Services;

SOILS VANCOUVER (iv) As required by the City Engineer and the City’s Director
CHARTER of Legal Services in their discretion, do all things and/or enter into such
agreements deemed necessary to fulfill the requirements of Section 571(B) of the
Vancouver Charter;

OCCUPANCY (v) Execute a Section 219 Covenant, satisfactory to the Director of Legal
Services, that there will be no occupancy of any buildings or improvements on thesubject
site constructed pursuant to this rezoning until the contaminated soils on the subject site
have been remediated to the satisfaction of the Ministry of Environment, and to the
satisfaction of the City with respect to lands dedicated or transferred to the City, in
accordance with a Remediation Plan approved by the Ministry of Environment 

~011s  on the subject site, including
costs arising as a result of 

my liability or costs which may
be incurred as a result of the presence of contaminated 

7:30 p.m. Page 16 of 19

SOILS REMEDIATION (iii) Execute agreements satisfactory to the Director of
AND INDEMNITY Legal Services and City Manager, in consultation with appropriate
Department Heads obligating the property owner to indemnify the City, the Approving
Officer and the Park Board and their employees against 

- September 21, 1999, Public Hearing Minutes 
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L.and  Title Office, to the satisfaction of the Director
of Legal Services, prior to enactment of the by-law.

The preceding agreements shall provide security to the City including indemnities,
warranties, equitable charges, letters of credit and withholding of permits, as
deemed necessary by and in a form satisfactory to the Director of Legal Services.
The timing of all required payments shall be determined by the appropriate City
official having responsibility for each particular agreement, who may consult other
City officials and City Council.

B. THAT the maximum parking ratio for high-tech uses be increased to 2.5 spaces per
1,000 sq. ft. of gross floor area;

AND FURTHER THAT the General Manager of Engineering Services be directed
to bring forward recommendations to reduce the maximum parking ratio to 2.21
spaces per 1,000 sq. ft. of gross floor area when a decision is made to provide
rapid transit to the Finning site.

C. THAT, should it be determined that the secondary rights-of-way are dedicated streets,
Council authorize encroachments at nominal cost for underground parking structures and
skybridges, subject to designs acceptable to the General Manager of Engineering
Services and the Director of Planning;

AND FURTHER THAT Council authorize the General Manager of Engineering
Services and Director of Legal Services to enter into an agreement with Finning
International Inc. to design, construct and maintain any underground parking
structures and skybridges at no cost to the City;

the Director of Legal Services prior to enactment of the by-law;
provided however the Director of Legal Services may, in her sole discretion and
on terms she considers advisable, accept tendering of the preceding agreements for
registration in the appropriate 

efFecting  the subject
site as is considered advisable by the Director of Legal Services, and otherwise to
thesatisfaction of 

S’IJRDIVlSION (xii) Obtain approval and registration of a compatible subdivision plan
or execute an agreement satisfactory to the Director of Legal Services precluding any
development until a compatible subdivision plan is approved and registered.

Where the Director of Legal Services deems appropriate, the preceding agreements
are to be drawn, not onlv as personal covenants of the property owner, but also as
Covenants pursuant to section 2 19 of the Land Title Act.

The facilities to be provided including the Services and dedicated green space, as
well as site remediation, may, in the discretion of the City Engineer, City Manager
(where the City-owned open space is concerned) and Director of Legal Services,
be constructed in phases, in accordance with phasing plans satisfactory to the
aforesaid officials, and the respective Agreements will provide for security and
occupancy restrictions appropriate to such phasing.

The preceding agreements are to be registered in the appropriate Land Title Office,
with priority over such other liens, charges and encumbrances 

Page18of19

AMEND (xi) Re-evaluate, amend and/or release all existing covenants
COVENANTS and rights-of-way to address the proposed development to the
satisfaction of the Director of Legal Services;

1999,7:30 p.m.1, - September 2 Public Hearing Minutes 
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* Denotes presence during part of the meeting.

PRAYER

The proceeding in the Council Chamber were opened with a prayer read by the
City Clerk.

RECOGNITION

Watkiss

L,ee
Councillor Tim Louis
Councillor Sandy McCormick
Councillor Gordon Price
Councillor George Puil
Councillor Sam Sullivan

ABSENT: Councillor Daniel Lee (Leave of Absence)

CITY MANAGER’S
OFFICE: Judy Rogers, City Manager

CLERK TO THE
COUNCIL:

Ulli S. 

*Councillor  Lynne Kennedy
Councillor Don 

14,1999

A Regular Meeting of the Council of the City of Vancouver was held on Tuesday,
December 14, 1999 at 2:00 p.m., in the Council Chamber, Third Floor, City Hall.

PRESENT: Mayor Philip Owen

Councillor Fred Bass
“Councillor Jennifer Clarke

,UNCIL MEETING MINUTES

December 

’ CITY OF VANCOUVER

- December 14, 1999 Page 1 of 16

.
CITY OF VANCOUVER

Regular Council Minutes 
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Presidin$Qfficer  declared the by-law
open for discussion and amendment.

There being no amendments. it was

MOVED by Cllr. Price,
SECONDED by Cllr. Kennedy,

‘”

The By-law was read a first time and the 

/,h..\CARRIED UNANIMOUSLY
-__

‘l.“.’ 
introd&%zqd  read a first time.

1

THAT the By-law be 
.“y. 

I&?nedy
Cllr.?%ee,

SECONDED by Cllr. 

_L\.\ By-law No. 8141

MOVED by 

- CARRIED UNANIMOUSLY

2. By-law to amend By-law No. 6510 being the Sign By-law (600 Nicola Street)

Clerkbe authorized to sign and seal the By-law.
a.nd third readings and the Mayor and City

tor discussion and amendment.

There being no amendments. it was

MOVED by Cllr. Don Lee.
SECONDED by Cllr. Clarke,

THAT the By-law be given second 

Off-icer declared the by-law
open 

- CARRIED UNANIMOUSLY

The By-law was read a first time and the Presiding 

Cllr. Clarke,

THAT the By-law be introduced and read a first time.

Cllr. Don Lee.
SECONDED by 

555 Great Northern Way; 750-770 Pacific Boulevard) By-law No. 8140
MOVED by 

(500-800 Canada Place
Way; 
1. By-law to amend By-law No. 6510, being the Sign By-law 

,N’
BY-LAWS

UNANI&4OUSLY- CARRIED ,_,A’//”
.I

“- #%h’& Committee of the Whole be adopted.
**-

THAT the report 
__, 

,,,
’. 

_

MOVED by Cllr. Price,
SECONDED by Cllr. McCormick,

Page13of16

ADOPT REPORT OF COMMITTEE OF THE WHOL

- December 14, 1999Regular Council Minutes 



“I hereby certify that the foregoing is a correct copy of a By-law passed by the
Council of the City of Vancouver on the 14th day of December 1999, and numbered
8140.

CITY CLERK”

Watkiss
City Clerk

(Simed) Ulli S. 

&.en
Mayor

W. PhiliD {Sinned)  

da!e of its passing.

DONE AND PASSED in open Council this 14th day of December 1999.

(CWD)”
CD-1 (402) 8131 B(I-3)”

2. This By-law comes into force and takes effect on the 

“500-800 Canada Place Way
“555 Great Northern Way

CD-l (349) 7592 B (DD)”
CD-1 (401) 8122 B 

“750-770 Pacific Boulevard

insert@ the following:

By-lau

THE COUNCIL OF THE CITY OF VANCOUVER, in open meeting
assembled, enacts as follows:

1. Schedule E of By-law No. 65 10 is amended by 

BY-LAW NO. 8 140

A By-law to amend
By-law No. 65 10,

being the Sign 
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GREAT NORTHERN TECHNOLOGY PARK
(555 GREAT NORTHERN WAY)
CD-I GUIDELINES

Adopted by City Council November 
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Bre\x.ery  Creek was near
the western end of the site.

City of Vancouver November 1999
Great Northern Technology Park CD-1 Guidelines Page 1

191Os,  when
the flats were filled in. Some cutting has also occurred at the western end, rendering the site
essentially level in grade. China Creek emptied into the mud flats at the. eastern end and is now
contained within a culvert in an easement across the site. The mouth of 

high-Lvater  mark of the former False Creek tidal flats ran across the site until the 

greemvays, and pedestrian and bicycle connections.
(c) Enhance the False Creek Flats’ importance as an industrial area, particularly for new and

future industries.

1.3

(d) Achieve development with a high quality of urban design and architecture.

Site and History
The Great Northern Technology Park site consists of 10.7 ha (26.5 acres) of land in the False
Creek Flats. It is bounded by Great Northern Way to the south and by a rail yard to the north
(Burlington Northern Santa Fe Railway). On the property to the east is a new development
containing facilities for a biotechnology company. To the west is a series of smaller,
irregular-shaped parcels of land, vacant or with low buildings. These parcels are in the I-3 High
Technology District and may be redeveloped with high-tech industrial uses, as is the rail yard and
Industrial Avenue properties to the north.

The 

iri the creation of an attractive, cohesive, high amenity, urban, high-tech industrial
park.

(b) Integrate existing and future 

ivhich may also meet the objectives and intent
of these guidelines, will follow during the development application stages. Variations may be
considered where they fully maintain the intent of these guidelines and the illustrative plan, and
the overall urban design.

1.2 Intent
The intent of these guidelines is to:

(a) Assist 

sho\ving alternative forms of development, 

de\,elopments to ensure compatibility with the
overall urban design concept and principles for the Great Northern Technology Park and
development on adjacent lands.

An illustrative plan (see Figure 1) is included for general guidance as to site. parcel and open space
layout. It also indicates an acceptable form of development, recognizing that other more detailed
designs 

? Application and Intent

1.1 Application
These guidelines should be used in conjunction with the Great Northern Technology Park CD-l
By-law for 555 Great Northern Way to guide development of the area. As well as assisting the
development permit applicant, the guidelines will be used by City staff in evaluating proposed
developments.

The guidelines will assist the design of individual 



BreLvery and China creeks;
varying building heights across the site to preserve northward views from Mount Pleasant
street ends and lessen view impacts for residential developments south of Great Northern
Way.

3

3.1

Site Considerations

Siting
The location of streets, open spaces, development parcels and buildings should generally be as
described in the illustrative plan shown in Figure 1, recognizing that other plans showing
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tqpical of an inner-city location;
extending and establishing pedestrian and bicycle routes through the site, to provide both
connections for the city-wide Greenways Plan and links to local neighbourhoods;
providing open space on the site, including a central green space as a distinctive feature of
the public realm;
providing commemoration of the site’s former natural setting as the terminus of Brewery
Creek and southern shoreline of the tidal flats, with the opportunity for future daylighting of

\vell defined, animated, landscaped
streets with mainly underground parking;
providing a grain of building units and massing 

Lvorker population;
providing a high degree of amenity for workers and visitors;
creating a distinctly urban form of development with 

de\,elopment with the city by (i) generally extending the adjacent street grid
and encouraging pedestrian and visual connections, but discouraging through traffic into
adjacent residential areas, and by (ii) having a well planned transit strategy;
creating a strong sense of place and identity by reinforcing existing features, such as the
landscape buffer along Great Northern Way, and by adding new features and amenities
appropriate for a high-tech industrial park;
providing a mixed-use form of development which integrates non-industrial uses into the
fabric of the development and effectively serves the needs of the high-tech businesses and
the 

W

integrating the 

0)

(h)

cd
(0

id,’e

cc>

(b)

(4

Lvestem end. New north-south streets are also proposed
across the site connecting Great Northern Way with Industrial Avenue.

Key urban design principles guiding the pattern of development are:

\vith an open space near the 

J

2 Urban Design Principles
Great Northern Technology Park is organized around a new, east-west spine road or “central
avenue,” 

F!an  butch 1999 Concept 
rdudeiroperties  werese 



below-Fade  ALRT line on the site will have further implications for the final
grades within the site and to the north of the site. If ALRT is included, more detailed review of
topographic grades will be entailed in the planning and design of the system. Regardless of what
is built, the following guideline applies:

(a) Any significant alterations of existing grade should support convenient pedestrian access to
property, reflect the natural slope of the land and help visually integrate building massing
(and ALRT components) into the landscape.

Building Orientation
Buildings on properties which abut the central avenue should front this road.

Vehicular Access, Off-Street Parking and Loading Areas

Parking Facilities

(a) All off-street parking should be generally located below grade. Some interim surface parking
may be permitted on sites of future phases of development, subject to landscaped setbacks
and acceptable access points as determined by the Director of Planning in consultation with
the City Engineer.

(b) No parking or maneuvering is permitted in landscape setbacks.
(c) Above-grade parking may be considered where the site slope is conducive to such a layout

or if the design of the parking structure is sensitive to its streetfronting conditions. On
pedestrian-oriented streets, like the central avenue, above-grade parking should be concealed
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louver existing grades. This filling will generally be limited to the western end of the site where
the grade differential exists.

The inclusion of a 

\Vhen buildings are set back from streets, the landscape and architectural design should
suitably maintain the continuity of the streetwall or street edge through the use of low walls,
fences, mass plantings, paving treatments, etc.

Topography
Historically, the site sloped down from the south to the shoreline edge of a tidal flat. Today the
site is essentially flat, reflecting the tidal flat, with a rise along Great Northern Way, where the
shoreline used to be. Some cutting did occur along this edge and it is proposed to be filled in again.
The new development will establish the higher existing grades along the Great Northern Way
property line as base grades and slope gradually across the site to the north and to the east, meeting
the 

entranceivay or providing additional space for
outdoor seating or display, particularly along the northern edge where greater sun exposure
may be achieved.

n,hen they serve a useful function such
as articulating a long facade, demarking an 

al’enue, beyond the required 1.5 m (5 ft.), are
discouraged to create a continuous streetwall, except 

\\,ill be given to asymmetrical street cross-sections which provide a wider sidewalkarea along
the northern building edge to take advantage of greater sun exposure.
Generally, building setbacks along the central 

cafes, shop display, vending). Considerationalloiving street activities (e.g. terraces, sidewalk 
ivhileLvider pedestrian area of about 3.5 m (11.5 ft.) for the greenway, 

(5-ft.)  setback from the northern and southern property lines of the central
avenue to give a 

Brclvery Creek setback with a theme that commemorates the former creek.
Parking or loading access is not to be located in the above landscape setbacks.
Pro\-ide a 1.5-m 

BreLvery Creeks. Landscape
the 

\\,esterly and easterly most property lines
to be reserved for the potential future daylighting of China and 

(50-ft.)  landscape setback along the 

(30-ft.)  setback along Great Northern Way to preserve and enhance the
esisting landscape buffer.
Provide a 15-m 

By-la\v.
Buildings are to be organized to define streets and to form a vertical and horizontal built-form
edge.

Provide a 9-m 

3.2 Setbacks

3.3

3.4

4

4.1

alternative forms of development may also meet the objectives and intent of the CD-l 



-
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 from St. George,
Carolina, and Fraser streets should be preserved by restricting heights to 13.7 m (45 ft.) in
40-m (13 1 -ft.) wide corridors, as shown in Figure 2. These street-end view corridors should
be aligned with the centre lines of the St. George, Carolina and Fraser street rights-of-way,
south of East 5th Avenue.

Figure 2 

13.7 m (45 ft.) to 45.7 m (150 ft.).
Building height limits are described in the By-law. Height limits vary across the site from

(b)

(a>

Lvith in an architectural manner.

5 Architectural Characteristics

5.1 Building Height and Views

semice and loading functions is especially critical for buildings which abut the
landscape setback along Great Northern Way.
Loading docks and garbage bins should not be visible from the street.
Outdoor storage of goods is discouraged. When necessary, outdoor storage should be
incorporated into well screened loading areas.

4.3 Parking and Loading Access

(a) Where possible, access to parking structures and loading areas should be from lanes or side
streets. If located along the central avenue, parking and loading should be combined into one
entrance and its width should minimize interruption to the streetwall.

(b) Shared parking and loading entrances are encouraged for abutting properties.
(c) No insulation, piping or mechanical equipment is to be visible from the street unless dealt

archltectural elements, such as fencing and trellises, and plant material. Screening and
concealing of 

neighbouring properties and from the overlook of nearby residential developments, using
(b)

Loading areas should be located within buildings or to the rear of buildings away from active
streets. Access to these loading areas should be from lanes or side streets, and is discouraged
from the central avenue.
Loading areas should be effectively screened from view of surrounding public spaces,

(a)

sepices.

4.2 Loading Areas

behind areas containing active uses other than parking, such as building lobbies or retail



vielvs through.
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iveather protection.
(c) Weather protection should be considered over walkways which connect interrelated

buildings, as an amenity consistent with a campus-like environment.
(d) Canopies and awnings should be built of durable materials, and consideration given to

lightness and translucency.

5.7 Skybridges

(a) Pedestrian bridges may be considered between the upper floors of related buildings when
easing circulation, facilitating the movement of equipment and enhancing security are
important aspects of a building program.

(b) Skybridges may not cross over City streets, except that they may be considered for the
secondary rights-of-way, subject to designs acceptable to the General Manager of
Engineering Services and the Director of Planning.

(c) Skybridges should have a high degree of transparency to allow 

kveather protection that is designed to be an
integral feature of the building’s architectural character.

(b) Building frontages along the central avenue should include canopies for 

Lvhich contribute to energy efficiency and animate facades should be
encouraged.

5.5 Weather Protection

(a) Main building entries should provide generous 

stair\vells, elevator and mechanical cores,
and entrances, should be used to break up the horizontal scale of the building form.

(b) Building materials should be carefully chosen to break up the horizontal scale and accent
edges for pedestrian interest.

(c) Glazing with high clarity should be used to encourage visual connections between inside and
out. The use of highly reflective glazing is discouraged.

(d) Where street frontages consist of retail and service uses, they should reflect a smaller, more
intimate scale and be clear-glazed to enhance openness and pedestrian interest.

(e) Design elements 

\.isible from the street.

5.4 Articulation

(a) Architectural design should be expressive of the building structure of and environmental
design considerations. Functional elements, such as 

\Vhere possible, internal courtyards and landscaped areas should be 

signage, lighting and features that signal the building’s use.
(c) Consider atrium spaces with staircases as a means to connect floors and effectively tie the

entrance with the upper levels.
(d)

ineffecti\re in achieving
adequate variation in the massing and bolder manipulations of the form should prevail.

(e) Generic building designs that exhibit little facade interest or transparency should be avoided.

5.3 Building Entrances

(a) Main building entrances should be clearly identifiable, visible, transparent and accessible
from the street.

(b) Pedestrian interest and comfort should be provided at entrances through specifically designed
seating, 

Shalloiv articulation of surface elements and materials is generally 
do\vnto\vn.

(d)

Vancoui,er streetscapes typical of mixed-use areas around
the 

t\vo breaks should occur and preferably more.
(b) Avoid long, continuous building forms and instead express the individual functional

components of a large building complex as a series of interconnected or interrelated
massings. Create identity, rhythm and variety.

(c) Respect the incremental rhythm of 

o\‘er 180 m (591 ft.) in length, at least 

5.2 Massing and Form

(a) Building massing should be broken up into smaller units that allow views through blocks or
into courtyards. In blocks which approximate the scale of the existing subdivision pattern to
the south, at least one break in the massing should occur and preferably more. In longer
blocks 



Lvhere there are left-turn bays for the
intersections.
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- Great Northern Way is to be reconstructed as a broad, landscaped
boulevard with three signalized intersections, one at each end of the site and one at the centre.
A landscaped median is to run its length except 

Way 

signage,  lighting and plant material should
used throughout the high-tech park site, with the central avenue being an area designated for
special paving, lighting, furnishing and planting treatments. There are four types of streetscape
treatments. as follows:

(a) Great Northern 

Sewices standards and
requirements. A unified system of paving, furniture, 

Greenway connections provide an important pedestrian link to and. from the site.

6.2 Streetscape Design
The streets should be designed and built in accordance with Engineering 

PIeasant residents, as well as those of employees (and residents) of the site.
Open space intended for public use should be clearly identified and designed as such. It
should have sufficient openness to be inviting and safe for the public.

(4

The landscape should be used as a unifying element for the high-tech park with a consistent
system of materials and detailing used throughout.
Open space planning and design should consider the neighbourhood context and the needs
of Mount 

(cl

(b)

(a>

\vhich will impart the
park-like ambiance desired of the high-tech campus and is one of the principal amenities sought
by the worker population and the surrounding neighbourhoods. Some general guidelines for open
space planning include:

ofthe roof
area or project more than 6 m (20 ft.) above the maximum building height. They should be
oriented with the longer dimension in a north-south direction to minimize view impacts to
residential developments to the south.

6 Open Space and Streetscapes

6.1 Structural Overview
A hierarchy should be established for the open space system from the public-owned and freely
accessed spaces, like the street rights-of-way, to completely private and inaccessible building
courtyards. In between are privately owned spaces to which the public may have some degree of
access, such as the landscape setbacks. Open space is an important element 

\vith materials and finishes compatible with the building.
(c) Mechanical penthouses and screening enclosures should not cover more than 25% 

(i) a high-quality image that portrays a sense of permanence; and
(ii) to the long-term durability of the exterior system, such that its initial integrity, quality,

and visual appearance will be retained over the lifespan of the building.
(c) Materials and treatments at grade level, particularly for buildings fronting the central avenue,

should present visual and textural interest at a pedestrian scale.

5.9 Roofs and Mechanical Penthouses

(a) Roofs should designed to be attractive as seen from above as well as from ground level.
Large. monotonous expanses of roof should be avoided.

(b) Vents, mechanical rooms and equipment, elevator penthouses, and other rooftop devices
should be integrated into the roof architectural treatment or should be grouped and screened

5.8 Materials

(a) A consistent palette of materials should be used throughout the high-tech park.
(b) In general, all commercial-grade exterior finishing materials and details appropriate to local

climatic conditions may be utilized, provided they contribute to:



bikeway routes.
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right-of-Lvay
to serve as a main connector with Industrial Avenue and to accommodate 

Lvider 

lvith
future extensions to Industrial Avenue. These north-south streets are to have 20-m (66-ft.)
wide rights-of-way, except for the most easterly one which may require a 

Lvill connect to Great
Northern Way with signalized intersections and provide access to the central avenue 

- The primary north-south streets Sfreets  Primary North-South Cc)

Asymmetrical cross-sections for the central avenue will also be considered to allow for wider
sidewalks on the northern building edge to take advantage of greater sun exposure.

i
-t---i-

OPEN  SPACE
--

II

- Cross-section through western portion of
central avenue, showing one-way street

CENTRAL I

- Cross-section through eastern portion of
central avenue

Figure 4b 

avenue:

Figure 4a 

cential 

Lvestem portion of the central avenue should be integrated with the design
of the adjacent open space and with the proposed ALRT station, such that design themes,
functional relationships, materials and finishes are all coordinated. Likewise, the intersection
and comer plazas proposed in the middle of the site should be well integrated with the design
of the 

desibm of the 

focussed “main street” for the high-tech park. It will contain
most of the building entrances and addresses, and be the focus of the retail activity. It will
therefore be designed to be traffic-calmed, and pedestrian and bicycle friendly. Because the
central avenue is to support much of the pedestrian activity in the high-tech park, it should
have a greater level of detailing and more richness of materials in its streetscape design. The
central avenue is an area designated for special paving, lighting and planting treatments.

The 

- This central east-west spine road is a newly created street which is
intended to be the internally 

A~wrre”  

- Cross-section through Great Northern Way

(b) “Central 

Figure 3 



m2 or 1.22 acres was proposed.) The design of this space should:

(a) maintain the primacy of the central open space as a key feature in the planning and design
of the tech park;
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Lvhether or not an adjoining ALRT station is built. (4 937

Brelvery Creek setback
should commemorate Brewery Creek in a manner which is in keeping with the
commemorative initiatives in the IC-3 District. It should present an attractive overlook for
adjacent buildings. A pedestrian pathway should be provided along its length, with
consideration given to bicycle and in-line skating access if feasible.

6.4 Central Open Space
The final configuration of the central open space should have a net area approximately equivalent
to that originally proposed in the CD-l, 

(50-ft.) wide 

bet\veen the development and the easement
should be sensitively shaped by terracing and stepping of the building massing, avoiding
large expanses of blank wall.

Brewery Creek -The landscape design of the 15-m 

kvould have to be
removed. When public access to the north can be achieved, a pedestrian pathway should be
provided along its length, with consideration given to bicycle and in-line skating access if
feasible.

The easement should provide a landscape feature for the adjacent developments which should
open onto it in a positive manner. The interface 

(50-ft.)  wide China Creek easement should be given a soft
landscape treatment that is in keeping with the overall theme of the high-tech park but that
also considers plant materials indigenous to local riparian environments. The landscape
design should allow for future daylighting and not include large trees that 

- The 15-m 

(30-ft.)  wide setback along Great Northern Way existing
mature trees should be retained uhere possible. Selection and placement of new plantings
should enhance the existing character. A sidewalk or pathway should be provided along the
length of the setback and consideration should be given to designing the path to be suitable
for in-line skating, in its width, material, alignment and grade. Outdoor amenity areas, such
as patios, may be provided in the setback area to meet the needs of adjacent developments,
providing that landscape screening is maintained between such areas and Great Northern
Way.

China Creek 

- In the 9-m Way Northem 

(cl

Great 

@I

(4

(40-ft)  wide, and will provide public pedestrian and bicycle access. Vehicular
movements may also occur in these rights-of-way for access to parking and service areas,
potentially with right-in/right-out access to Great Northern Way.

6.3 Landscape Setbacks

North-Sofrrh  Rights-of-way-The secondary north-south rights-of-way will be
12.2-m 
Secorrday  

-4

(d)

I?;“KIIjG-- TRAVEL FAHKING  TRAVEL

- Cross-section through primary north-south
street
Figure 5 



sho\\n in Figure 6:
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bet\veen the station area and the adjoining open space,
and ensure that there is no erosion of the proposed amount of open space throughout the
station’s design and implementation.
The station should have a presence at the urban scale, complimenting the park and
surrounding buildings.
The station should be a strong design solution. It should be open, transparent, welcoming,
safe, bold and well lit at night.
The station should be organized around three spatial elements, as 

betiveen the station and the
open space by giving opportunities for transit riders to pause and linger.
Minimize grade changes between the street, the central open space and the station entry.
Ensure a clear distinction, or hard line, 

bettveen the transit structure and the elevations of the
street, platform and track levels.
Ensure that above-grade station elements contribute positively to the urban design of the tech
park (and conversely, that the below-grade elements are buried and out of sight).
Allow for mixed uses at the ALRT station for a better interface 

04

Provide clarity in the relationship 

(El

(0

id,’e

(cl

(b)

(a>

channelling, ponding and
percolation.

6.7 ALRT Station and Environs
If an ALRT Station is included adjacent the central open space, the following design
considerations apply.

ivhen planted.
(b) Incorporate seasonal and coniferous planting.
(c) Avoid planting only one species of plant material except in special circumstances.
(d) Use permeable materials and natural drainage processes, including 

pri\.ate  landscaped spaces (yards and courtyards)
through the use of openings in the building form, iron picket fencing, overlooks, etc.

6.6 Plant and Landscape Materials

(a) Use trees of sufficient caliper (minimum 75 mm) and height to create a reasonable impact

\\,alking and bicycling systems.

6.5 Private and Semi-Private Open Spaces

(a) Provide clear distinctions between public and private open spaces through the use of defined
access points and edges, circulation systems, grade changes and the use of plant material,
architectural elements and fencing.

(b) Enhance the park-like character of the high-tech park by permitting a high degree of visual,
but not necessarily physical, access into 

gate\\‘ays. along approaching
streets and from the surrounding building edges;

(1) incorporating the open space into the surroundin g 

uall edge formed by the adjoining ALRT station, should it be built;
(k) creating strong connections into the central open space from 

\valls to the park formed by the surrounding building facades and by a
strong 

(j) recognizing four 

pathlvays, fast-drying benches and shelters.

The central open space should be well integrated with its surroundings by:

iveather, for example,
through dry 

e that are long-lasting and durable;
maximize opportunities for users to enjoy the open space in inclement 

sumeillance and guardianship from
surrounding businesses and residents, and through the use of appropriate materials and
equipment;
incorporate diversity through the use of distinctive landscape materials and design;
consider materials, i.e. plants, furnishings and lightin,,

allo\ving for natural 

Lvorkers,  visitors and local area residents;
set an example of high civic design as a benchmark for future development in the area;
integrate water as a primary element and recognize the historic, cultural and environmental
qualities of China and Brewery creeks;
ensure safety and security by 

semes multiple user
groups, including 

i:’
1

be open and inviting for the public;
treat the central open space as an “urban room” that is flexible and 

(!2)

(0

id,’e

(cl
(b)
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(b)

Where possible, existing trees and vegetation should be retained and protected along Great
Northern Way, and incorporated into the site planning.
A variety of native trees and vegetation should be provided to minimize maintenance, water
use and integrate the planting design into the traditional landscape character as much as
possible.
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6)

9 Environmental Considerations

9.1 Trees and Vegetation

signage should be incorporated in or near the canopy, visible from the sidewalk and
street, and of high quality materials.

signage should be incorporated into its architectural design.
(c) Retail 

Signage should be consistent and integrated throughout the high-tech park.
(b) A building’s 

Signage

(a)

ivorks of arts, is also
encouraged
Entrances to buildings and dramatic multi-storey interior spaces should be illuminated to
enhance their visibility and significance after dark.

8

lvalls to silhouette trees,
underbrush lighting of groundcover, is encouraged.
Accent lighting of prominent site features, such as ponds, fountains and 

Short-masted and local area lighting is preferred over high-mounted, general site lighting.
Pedestrian pathway lighting should be configured to primarily illuminate walking surfaces.
Landscape lighting, such as uplighting of trees, backlighting of 

!

Lighting
Exterior lighting should be used to ensure safety and security, and to focus attention toward site
and architectural features.

Street lighting should be in accordance with Engineering Senices standards and
requirements, with a consistent and integrated system used throughout the high-tech park.
Site lighting should confine the spread of light to within a development’s property boundaries.
Fixtures should be oriented away from public view. Lighting should be sited and specified
so as to minimize direct glare impact on adjacent properties, surrounding streets and nearby
residential developments. The use of concealed sources is encouraged.

I;’5’‘1-1

- Spatial elements of ALRT station

7

(i) The east end as a visual focus along the central avenue looking west.
(ii) The centre as the station body, with visual and physical access.
(iii) The west as an interface between the central open space and the main pedestrian

entrance.

Figure 6 



revielv. If an ALRT station
is included on the site, particular attention should be paid to incorporating CPTED principles into
its design and into the design of the adjacent open space.

Phasing
The development will occur in phases. Measures should be taken to ensure each phase is
completed and usable for business.
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and reduce long-term operating costs.

(a) A comprehensive waste management plan should be considered among landowners that can
provide recycling and reuse in close proximity by the various industrial. retail and high-tech
uses.

(b) Recycling facilities should be provided for each development.

Green Design Objectives
Sunshine, light, cross-ventilation, and recycled materials should all be considered in the design
of buildings.

Crime Prevention through Environmental Design (CPTED)
The design of Great Northern Technology Park will take into consideration the principles of
CPTED appropriate to an industrial and office environment. Each development proposed for the
site, and the design of the public realm, should be subject to a CPTED 

SkyTrain routes.

(a) Buildings should be oriented to maximize solar orientation, taking into consideration building
placement and planting design.

(b) Building materials, systems and construction methods should be considered to conserve
energy 

pathxvays.
(b) Convenient, safe and accessible pedestrian and bicycle connections should be provided to

major bus and 

greemvays and other 

9.7

10

11

(a) Permeable surfaces should be maximized to reduce stormwater runoff and recharge
groundwater.

(b) Consider on-site management of stormwater runoff..

Soils
Topsoil should be retained, where possible, to provide a rich basis for site planting and landscape
development.

Air Quality and Transportation

(a) Walking and bicycling should be encouraged by linking development to adjacent bikeways,

9.6 Solid Waste

9.5 Energy

9.4

9.3

9.2 Water
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