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Dear Owner/Tenant,  

 

Re: Block F Development, UEL – Open House Feb 6th, 2013 (4:00pm - 8:00pm) at University Golf Club 

Block F is an approximate 22 acre parcel bounded by University Blvd., Toronto Rd. and Acadia Rd. in the University 

Endowment Lands (UEL).  In 2008, the Province returned the land to the Musqueam people with the intent to 

provide economic development opportunities for the Band.  

Musqueam is contemplating an Official Community Plan Amendment and Amendment to the Land Use, Building 

and Community Administration Bylaw. The existing MF-1 Zone currently allows for the site to be developed with 

residential uses up to a density of 1.45 FSR.  

We would like to invite you to attend a second Open House to learn about the development plans for Block F. The 

event will be held on February 6th, 2013: 

About:   Block F Open House Meeting #2  

Where:  University Golf Club (5185 University Blvd. )  

When:   Wednesday, February 6th, 2013  

Time:   4:00 PM – 8:00 PM (Drop in) 

Based on what we heard at the first Open House, the 

project team will be available to provide information 

regarding: 

 

 A summary of feedback received to date including the range of inputs and comments from the first Open 

House 

 Possible site planning options including transportation options 

 Exploration of different building heights and forms as these relate to open space 

In addition to hosting the Open House, we have set up a forum on PlaceSpeak, an online consultation platform 

that allows all UEL residents to voice their opinions www.placespeak.com/UELBlockF. If you have any questions or 

comments, please visit PlaceSpeak or contact Gordon Easton, Project Manager at Colliers International: 

Gordon.Easton@colliers.com  (604) 662 – 2642.  

Thank you and we look forward to seeing you at the second Open House. 

 

Sincerely, 

 

 

Wade Grant 

Musqueam Indian Band 

UBC GOLF COURSE 

 此通知包含可能会影响您的信息,请让别人为您翻译。 

이 통지에는 읽는 사람한태 영향을 미칠 수 있는 정보가 있으니, 누군가에게 번역을 부탁 하십시요. 

 

 

(5185 University Blvd) 

http://www.placespeak.com/UELBlockF
mailto:Gordon.Easton@colliers.com
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We are continuing to explore the rezoning of a parcel of land in the 
University Endowment Lands (UEL) called Block F. This is the second 
of a series of public consultation events that will be taking place in 
advance of making a rezoning application.  

The goals of this Open House are to:

 9 Summarize what we heard at the first Open House

 9 Re-introduce the project, Musqueam Indian Band (the landowner) and the Project Team for those that 
might have missed the first Open House

 9 Present three preliminary site design concepts for feedback

 9 Let you know how you can keep up to date with the project

This Open House has five stations. We encourage you to visit them all! 

1 Why Are We Here? 
This station provides a basic summary of the project and the key 
information you need to know. A good place to start!

2 Who’s Musqueam? 
Here you can learn about the Musqueam Indian Band and the Project 
Team.

3 What Did We Hear? 
This station provides a summary of what we heard at our December 
Open House where we asked people about the kinds of development 
(buildings, parks, landscaping, services) they would like to see at Block F. 

4 Site Studies & Concepts 

Here you can learn more about some additional site studies we’ve 
completed, site park options, and different building arrangement options 
that can maximize site open space.  

You can also review three site concepts whose development  was based 
on site study findings,  community and stakeholder input,  and our 
project planning principles.

5 Tell Us What You Think
What do you think about the three preliminary site concepts? Are there 
opportunities to improve or combine them?

Thanks for attending tonight. If you have any questions, please ask any member of the Project Team.

OPEN HOUSE #2

Welcome!
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Why Are We Here?1
Project Summary
Musqueam Indian Band (the landowner) 
is going to be developing a 22-acre parcel 
of land called Block F in the University 
Endowment Lands (UEL). 

Under current zoning, Musqueam is able 
to develop townhomes and apartments, 
while dedicating a park site of not less than 
three-acres. We think we can do better. 
We would like to explore the opportunity to 
rezone the property to permit a greater mix 
of housing types and forms and to provide 
a mix of services currently missing from the 
UEL community, including a small hotel and 
a small-scale retail village. 

Working with a skilled and experienced 
consultant team, we are working with UEL 
on a rezoning process. This Open House, 
and those that follow it, is one part of the 
process. We are also working with UEL to 
meet their planning requirements, carrying 
out site studies and inventories to learn 
about the site’s important features, and 
carrying out the other work required by 
UEL’s planning regulations. 

How will it happen?
The rezoning process will occur over the next several months and involve a number of important groups and agencies including, UEL staff 
and consultants, UEL residents, local governments and neighbouring jurisdictions (City of Vancouver, Metro Vancouver, UBC), and others. 
We are looking to engage broadly and deeply with residents, business owners, property owners and other stakeholders. We started last 
fall and expect to submit a rezoning application by late spring or early summer 2013. The timeline outlines major project components and 
anticipated timing.

If Block F is rezoned, UEL’s Official Community Plan – the community’s guiding planning document – will be amended and a new zoning 
schedule will be developed for Block F. Musqueam will then select development partners to start working on the project. Development would 
occur in phases over several years (10 to 13 years) with construction not expected until 2015.
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Why Are We Here?1
Who’s working on it? 
Musqueam is currently working with a group of skilled and experienced architects, landscape 
architects, environmental professionals, engineers, planners and real estate specialists. 
Here’s a list of everyone involved in the project so far.

OWNER/APPLICANT: Musqueam, through Musqueam Capital Corporation

PROJECT MANAGER: Colliers International

AUTHORITY: Ministry of Community, Sport and Cultural Development,  
University Endowment Lands

ARCHITECTS: Rositch Hemphill Architects

LANDSCAPE ARCHITECTS: PWL Partnership

TREE ASSESSMENT: Diamond Head

URBAN PLANNING: EcoPlan

SURVEY AND CIVIL: R.F. Binnie Engineers

TRAFFIC: Bunt & Associates

ENVIRONMENTAL: Pottinger Gaherty Environmental Consultants

PUBLIC RELATIONS: Dunn Public Relations

COMMUNICATIONS: PlaceSpeak

COMMERCIAL CONSULTANT: Colliers International

HOTEL CONSULTANT: PKF Consultants

How do I keep informed?
There are many ways you can stay informed 
and engaged as we move through this 
project. We will be providing information 
through:

PRINT MEDIA: We will be providing 
information and notifications in 
local newspapers, including the 
Vancouver Courier, Ubyssey and 
others. 

ON-LINE: Visit our project 
PlaceSpeak website at 
www.placespeak.com/uelblockf

OPEN HOUSES: This is the first of 
three planned neighbourhood 
information meetings.

EMAIL: Leave us your email if 
you want to receive regular email 
updates and notifications.

There are also many ways you can provide 
feedback and comments, both at this open 
house and after you leave:

TALK TO US!  
Talk to one of the project team 
members at this Open House.

INTERACT WITH US!  
You can provide comments 
and feedback on our project 
PlaceSpeak website at 
www.placespeak.com/uelblockf. You can 
also fill out questionnaires and comment 
cards at this open house, or provide input at 
the different stations.

WRITE TO US!  
You can email us or even send us a letter. 
Send us an email: consult@placespeak.com
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Our Past
The name Musqueam comes from our 
traditional language and can be translated 
to:  “People of the River Grass.” It refers to 
the grass that grows in the tidal flats and 
marshlands of the Fraser River estuary 
along whose banks we have lived for 
thousands of years. The river has always 
been a vital part of who we are, and since 
time immemorial we have used it and 
the lands surrounding it, for sustenance, 
transportation and shelter.

Our community was once home to over 
30,000 people. This number dwindled to 
less than 100 with the influx of colonization 
and the diseases it brought. Diseases like 
small pox and measles devastated our 
communities, which at one time stretched 
around the lands of present day Vancouver, 
extending northwest up Howe Sound and 
east up the Fraser Valley. Rich in natural 
resources, this land once offered our 
ancestors a life of abundance. Over time our 
community members were placed on small 
parcels of land, known as reserves, which 
were a fraction of the size of our Traditional 
Territory.

Our ancestors were strong, independent 
people, as we are today.  We governed 
ourselves according to specific social, 
cultural and moral codes.  All members had 
a specific role and responsibility.
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Our Present
Our community, like many other First 
Nations, has encountered numerous 
obstacles and challenges over a number 
of decades. Although we will never forget 
the struggles of elders and ancestors we 
are committed to moving forward in a 
positive manner in order to provide for our 
future. Over the past 50 years, we have 
seen an incredible show of strength by the 
Musqueam people. Today, we thank those 
who came before us and are proud to carry 
on their legacy. 

Through all the challenges of post-colonial 
life, we have achieved many notable 
successes and “firsts” for Aboriginal 
communities in B.C. and in Canada. Some 
of these include electing the youngest 
Chief and Council ever in Canada in 1952. 
We also elected the first female Chief in 
Canada. A Musqueam woman was also 
the first woman in Canada to be elected 
to the office of Regional Chief (BC) for the 
Assembly of First Nations.

We have been a leading force in enacting 
positive change in the relationship between 
the federal government and First Nations. In 
1984 (Guerin) and 1990 (Sparrow) we were 
a part of two landmark Supreme Court of 
Canada legal cases that helped recognize 
and provide legal protection for aboriginal 
rights. In 2010, we were one of four Host 
First Nations for the 2010 Winter Olympic 
Games, marking the first time in the history 
of the Games that Indigenous communities 
had played such an important role.

Today, we are a rapidly growing community. Over 600 members now live on our main 
reserve in the southwest corner of Vancouver, while an equal number live in City and 
other communities. Our population has been growing by between 2% and 5% a year and 
will continue to grow faster in the future. This is because young people under the age of 
19 represent almost 40% of our population. This is a much higher percentage than our 
neighbours in Vancouver.

“When you have a sense of who you are and 
where you come from, there’s no getting lost”

Musqueam Member
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Our Future
In July 2011, Musqueam completed a 
comprehensive community planning 
process, ‘We are of One Heart and Mind.’ 
The community-based and community-
driven planning process involved our youth, 
Elders, Council and staff, and established 
the guiding principles that will lead our 
community’s ongoing development, both 
in our home communities and with our 
projects with partners throughout the 
region.

The plan was honoured 
with a 2011 Award of 

Excellence in Planning 
from the Planning 
Institute of British 
Columbia, only the 
second time the 

prestigious award has 
been given to a First 

Nations community.  

As a guide to a healthy, prosperous and 
positive future, ‘We are of One Heart and 
Mind’ outlines and prioritizes a set of 10 
community development objectives to help 
us make decisions about our future in a 
thoughtful, structured way.

While the plan addresses a number of 
community issues – health, education, 
recreation, and governance – it also 
includes major land use and economic 
development components that look at 
the development of Musqueam lands, 
both on- and off-reserve, to ensure we are 
using our limited land base to fulfill our 
strategic and community objectives. All 
of our partnerships and projects, whether 
on our lands or involving parcels of land 
we own throughout the region, are rooted 
to our community plan’s broad and deep 
sustainability objectives.

We the Musqueam people are united and strong.
We have good hearts and work together to do the right thing.

We will use our teachings, so the Musqueam people will be alright.

We will care about our elders, the little ones and everything on this earth.

This way we will be looking after the ones that come after us.

Then the Musqueam will continue to be strong.
Musqueam Council Vision Statement
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Block F
MUSQUEAM RECONCILIATION, 
SETTLEMENT AND BENEFITS AGREEMENT

As part of the traditional territory that was 
never ceded by Musqueam, the parcel of 
land known as block F was returned to 
Musqueam in 2008.  This was part of a 
larger agreement between the Musqueam 
and the Province of British Columbia, the 
2008 Musqueam Reconciliation, Settlement 
and Benefits Agreement.

Although it’s located a few kilometres 
from our main reserve, Block F still 
falls within the core of our Traditional 
Territory.  Musqueam recognizes that 
the communities of Vancouver, UEL and 
UBC have grown up around us and this is 
something that we do not take for granted.  
It is important for Musqueam to ensure that 
any development of Block F has adequate 
and meaningful consultation with local 
stakeholders.  Musqueam will work hard 
as a neighbour and community partner to 
create a space that everyone will be  
proud of.

TERMS OF THE AGREEMENT 

In 2008, Musqueam members ratified 
the agreement with a vote demonstrating 
98% support.  Upon doing so, Musqueam 
agreed that the Province has fully and finally 
satisfied its legal obligations to Musqueam.  
The settlement is “final, conclusive and 
binding”, and cannot be renegotiated.

Included in the terms of the agreement 
was the transfer of four fee-simple parcels 
of land to Musqueam.  One of the parcels, 
known as ‘Block F’, is the 22-acre parcel 
being discussed today. Another parcel of 
land was the 146-acre UBC Golf Course. This 
parcel will be subject to existing lease to 
2015 and restricted to golf course uses to 
2083. 

As part of the agreement regarding Block F:

 9 Block F is designated as MF-1 zoning
 9 The parcel will be subject to existing UEL development standards
 9 Not less than 3.0 acres will be dedicated to UEL as public park



B LO C K  F  •  U N I V E R S I T Y  E N D O W M E N T  L A N D S

What Did We Hear?3
1 Project Understanding 

The main goal of the event was to inform people about 
the landowner, Musqueam Indian Band, and the rezoning 
planning process. 

We asked attendees if the Open House 
helped improve their understanding of 
these issues and 77% of respondents 
told us it did.

On December 6, 2012 we held our first Open House at the 
University Golf Club. The event was very well attended with 
about 300 people coming over the four hours.

Participants were given several different ways to provide 
feedback, ranging from questionnaires to a visual 
preference survey on different types of buildings, parks and 
services. Here are some highlights from the Open House 
and comments we’ve received at the project PlaceSpeak 
site (www.placespeak.com/uelblockf). A complete event 
report with all comments can also be found at the project 
PlaceSpeak site.

2 Planning Principles

We asked for feedback on project planning principles we 
developed to guide this project.

While 47% of people who responded to the 
question approved of the principles, 
there were questions around how 
they would be applied.

See STATION 4: SITE CONCEPTS for more information on how 
we are using the planning principles.
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6 Building Heights & Design

We asked people for feedback on different building types, 
heights and design features as part of a visual preference 
survey.

From this activity, it became clear that 
building height is a significant issue. 

Many participants recognized how taller buildings 
are a more compact form of development that 
permit more open space and preservation of green 
space. Others were concerned about the potential 
privacy, shadowing and other design issues taller 
buildings may pose. 

This is one of the topics we want to explore 
further today.

5 Parks & Open Space

As the redevelopment of Block F will provide not less than 
3.0 acres of park space, we asked people what kind of 
parks and open space they would like to see. 

Respondents provided a range of feedback, from 
natural areas to recreation opportunities 
for all ages.

3 Development Types 

We asked people about the kinds of development that 
should be considered for Block F. 

Over 60% of respondents agreed that the 
development should include a variety of 
housing types, while about 
50% agreed that retail uses 
should also be included.

A smaller percentage of respondents (36%) agreed that 
a hotel component should be included. Coffee shops, 
groceries and health services were the most popular retail 
service types identified for the site. 

4 Housing Types

We asked people what kind of housing would suit 
their lifestyle if they were to live in the new Block F 
neighbourhood.  

58% of all respondents would 
prefer townhouses, while 36% 
would prefer apartments. 

There was some support from UEL residents for rental 
housing (21%) and seniors housing (13%).
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Frequently Asked Questions
Here are the answers to some of the questions and 
concerns we have heard from the community to date.

How will you address concerns that 
development will strain the transit, traffic and 
services in the community?

Throughout the process, Musqueam will be working 
closely with UBC, UEL, TransLink, Metro Vancouver the 
Ministry of Transportation and other stakeholders to 
address and resolve any potential issues. We are also 
looking to the community for feedback on services 
and amenities they would like to see included in this 
development.  The site is located on a future rapid transit 
route which should allow for fewer vehicle trips.  As part 
of the rezoning we will be looking at the technical issues 
surrounding existing utilities.

Are there plans to build a casino on this site? 

No. There are no plans for a casino as part of the 
development of Block F. 

Are there plans for the existing golf course?

The University Golf Club’s existing operator’s lease ends 
in 2015. The site will remain a golf course until 2083.

What about building heights?

The project team is open to considering a variety of 
heights and massing, though both are undetermined at 
this point. 

What’s the timeline for the proposed project? 

The proposed project would be a phased development. 
The earliest we could see the start of any building 
construction would be 2014. We anticipate all phases of 
the project would be complete within 10 to 13 years from 
the start of construction.  

How will this affect the Pacific Spirit Park?

Block F is adjacent to Pacific Spirit Park, which will 
remain as park space for all community residents to 
enjoy. 
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Site Studies + Concepts4
Planning Principles
At the start of the rezoning project, we 
developed several planning principles to 
help guide our work. We shared these at our 
first Open House.

The preliminary site concepts we developed 
were informed by these project planning 
principles, site study findings, and 
stakeholder and community input.

Musqueam has been widely recognized 
nationally and provincially for their leading 
edge community planning and development 
projects. We are bringing the same 
commitment to the development of Block F. 

Preservation and 
enhancement of open space

Protecting and enhancing open spaces 
and community connections to  

Pacific Spirit Park.

Sustainability

Musqueam’s cultural values are founded 
on stewardship of the natural world; we 
have walked the talk of sustainability for 

a long, long time.

Community integration 
and respect

Good relationships and  
good neighbours.

Housing diversity

A variety of housing types for a variety of 
needs. A mixed community. 

Responsible development

Economically sound, environmentally 
progressive, socially respectful.

Building a community heart

Creating a neighbourhood focus and a 
centre of activity and services for both 

future residents of Block F and the  
UEL community.
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Site Studies + Concepts4

Design Objectives

PRESERVATION AND 
ENHANCEMENT OF  

OPEN SPACE

 9 Use open space and 
greenways as guiding 
features in the design 
of the community 

 9 Locate park in the most 
optimal location

 9 Maintain trail networks 
currently on site

 9 Minimize area 
dedicated to roads 
and vehicular traffic to 
maximize green and 
open spaces 

SUSTAINABILITY 
 

 9 Minimize impervious 
surfaces

 9 Maintain off-site flow 
rates of rain water as 
much as possible

 9 Ensure community 
walkability 

 9 Support a mix of land 
uses

COMMUNITY 
INTEGRATION AND 

RESPECT

 9 Ensure on-site features 
are accessible to the 
public

 9 Ensure the scale and 
type of development 
respects the adjacent 
neighbours

HOUSING 
DIVERSITY 

 9 Provide a variety 
of housing types to 
address a variety of 
needs 

RESPONSIBLE 
DEVELOPMENT 

 9 Locate the commercial 
village and hotel to 
benefit the local and 
surrounding community 

 9 Explore options that 
provide and enhance 
connections with 
existing and planned 
cycling, walking and 
transit routes and 
facilities

BUILDING A  
COMMUNITY HEART 

 9 Create a focus that 
becomes a heart 
for the wider UEL 
community

 9 Ensure access to new 
community services for 
wider UEL community

 9 Provide opportunities 
for formal and informal 
gathering places

 9 Provide for a “Village 
Green”

Based on feedback from our first open house, we started to develop more detailed 
design objectives for each of the planning principles. Here are some of the design 
objectives we’ve developed so far. 
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OVERALL CONTEXT MAP
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ZONING MAP
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There are many watersheds in the area around Block F. The 
site runoff is collected in two watersheds; the southeast 
portion of the site flows south to Cut Throat Creek into 
the Fraser River while the majority of the site flows north 
to Salish Creek (aka Acadia Creek) into the ocean.

There is rich habitat and ecology along Salish Creek and 
Cut Throat Creek. This project will strive to protect the 
downstream ecologies through various strategies.

Strategies may include:
• Targeting pre-development rates of sediment 
    and water flow
• Constructed wetlands (including Surge Ponds)
• Bioswales and Rain Gardens
• Absorbent Landscapes
• Permeable paving
• Minimizing impermeable surfaces

Watersheds and rainwater Management
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The focus of this open space concept is the 
protection of the forest and wetland, and 
providing for a forest trail experience.

Forest Park

Existing Conditions Parks and open space

Community Connections Community Places

OptiON 1 : OpeN space, cOmmuNity cONNectiONs aNd pLaces
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The proposed Forest Park would meet or 
exceed the required 3 acre park dedication. 
In addition to protecting many of the existing 
evergreen trees it could provide a unique 
setting for active and passive recreation.
Possible uses include:
• Integrated adventure play elements
• Multi-use trails and secondary pathways
• Work out circuit
• Seating options
• Rain Shelter
• Open Free Play Space
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This option features the most 
expansive park and wetlands area 
and includes greenbelts at the north 
end along University Boulevard and on 
the south end against the school and 
adjacent townhouse development.
The north-south (Iva Mann) and 
east-west (Fairview) walkways are 
maintained, with the locations altered.

Wetlands
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The focus of this open space concept is the 
protection of the existing mature forest and 
the provision of a trail experience similar to 
the current conditions

A Community Square or Village Green located 
close to the retail and commercial area would 
provide an outdoor community gathering 
space. A blend of hard and soft landscape 
features would be implemented. 
Programming could include:
• Farmers Market
• Community Celebrations/Festivals
• Community Movie Night

Existing Conditions Parks and open space

Community Connections Community Places
Trailheads at the perimeter of the site are 
gateways into the community for pedestrians 
and cyclists. They can help connect the new 
community into the surrounding park trail 
network and neighbourhood fabric.
Possible features include:
• Way finding signage
• Seating opportunities
• Public Art

OptiON 2 : OpeN space, cOmmuNity cONNectiONs aNd pLaces
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The existing locations of the Iva 
Mann and Fairview trails are closely 
maintained, although the design 
of these trails will be changed. The 
internal road wraps around the park. 
Highrises are nestled against the tall 
trees to mitigate the buildings’ impact.
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The focus of this open space concept is 
the protection of wetlands and existing 
mature evergreen forest. It includes a trail 
experience and maintains similar routes to 
the current condition.

Community Parkettes

Existing Conditions Parks and open space

Community Connections Community Places
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Community Parkette

These smaller park spaces offer a different 
experience and possible uses than the Forest 
Park. Proposed at nodes like intersecting 
pathways along the multi-use trail or adjacent 
to a development parcel, they widen the variety 
of public amenities in the community.

Possible uses include:
• Seating opportunities
• Tot Lot play areas
• Way finding signage
• Open lawn areas
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Site Concepts + Details4 OPTION 3: UNIVERSITY BOULEVARD VILLAGE

The existing wetlands are included 
within the park area. The central 
location of the park creates two 
separate neighbourhood areas.

Village Commercial

Townhouse 
Complex

Park Area

Hotel

Wetlands

Optional Road

Church

School

Acadia Neighbourhood

University Golf 
Course

Pacific Spirit 
Regional Park

Church

Existing Townhouses

N

park

res
resres

res

res

res

res

res

hotel

comm

opt. 
road

LEGEND
Up to 3 storeys

4 to 6 storeys

7 to 22 storeys

Executive Style Hotel

Village Commercial
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Site Concepts + Details4 SITE COVERAGE + BUILDING HEIGHT

These plans show the same size lot 
with different forms of development.
It is not surprising that the lower the 
building height, the more area of the 
site is covered by the building footpint. 
Conversely, the higher the building 
form, the greater the amount of open 
space if the building area stays the 
same.

The current entitlement for Block F 
permits residential use up to four 
storeys in height and a density of up to 
1.45 times the site area. The 3 storey 
and 4 storey option are examples of 
this kind of development. 

We are proposing a variety of building 
types to address a variety of housing 
needs, but want to highlight that a 
greater number of taller buildings will 
result in a greater amount of park 
and open space, greenbelts, trails and 
pathways. Please see the following 
board for more illustrated examples.

3 Storey Buildings 4 Storey Buildings 6 Storey Building 16 Storey Building
4 CASES OF THE SAME DENSITY 

The total building area and site area 
is the same in all four examples. 
This is to highlight the relationship 
between building height and the 
amount of open space.

80,000 Sq. Ft. Total Building Area

65% Site Coverage

Equal Density! Equal Density! Equal Density!

50% Site Coverage 40% Site Coverage 20% Site Coverage
80,000 Sq. Ft. Total Building Area 80,000 Sq. Ft. Total Building Area 80,000 Sq. Ft. Total Building Area

= = =
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Site Concepts + Details OpeN space character aNd GreeN iNfrastructure

street Frontage at 
3-storey Building

street Frontage at 
4-storey Building

street Frontage at 
6-storey Building

Multi-use trail and separated sidewalk along roadway

Multi-use trail along roadway at the Forest Park

Boardwalk trail at Wetland roadway through Park at the Wetland

Boardwalk trail at Wetland

street Frontage at 
16-storey Building

The forest and wetland areas of this site offer unique opportunities for 
public amenities. Through increasing the height of some buildings, 
more land area is made available 
for this to be implemented.
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Site Concepts + Details4 SITE PLANNING

Our hospitality study confirmed that a 
120 room limited service, four storey 
hotel would do well in this location.

The hotel would include:
• extended stay room design
• 1,500 sq ft of meeting space
• limited food and beverage service

Executive Style Hotel

Farmers Market

Pedestrian Plaza

Village Commercial 

A village that you can walk to can help 
create a focus, a heart to a community.

Retail studies show that 30,000 sq ft of 
commercial/retail can be supported by 
the surrounding residents. 

Possible uses include:
• a grocery store
• small retailers
• coffee shop/cafe
• specialty food stores
• health + personal care

The design of the village commercial can 
create other amenities:

• a village green
• a multi-use plaza
• a fitness centre
• a daycare within or close by

Signalized 
Intersection

Underground 
Parking

Tree Lined 
Pathways

Outdoor Cafe 
Seating Areas

Short-term 
parking

CommercialMulti-Purpose Plaza
• farmers markets
• community gathering

Village Green
• soft landscaping
• shelter

Commercial

Commercial

Community 
Grocery

Roundabout/Public Plaza
• pedestrian friendly
• extended special surface treatment
• seating for viewing/circulation
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Tell Us What You Think5
Design Objectives
We would like your feedback on the design 
objectives we started to develop for our 
project planning principles.

Please review the design objectives under 
each of the planning principles. Using sticky 
notes, please tell us:

• Are there any additional design 
objectives you’d like to see included 
under the planning principle?

• Are there any that you would remove or 
reword?

PRESERVATION AND ENHANCEMENT 
OF OPEN SPACE

 9 Use open space and greenways as 
guiding features in the design of the 
community 

 9 Locate park in the most optimal 
location

 9 Maintain trail networks currently on site
 9 Minimize area dedicated to roads and 

vehicular traffic to maximize green and 
open spaces 

SUSTAINABILITY

 9 Minimize impervious surfaces
 9 Maintain off-site flow rates of rain water 

as much as possible
 9 Ensure community walkability 
 9 Support a mix of land uses

COMMUNITY INTEGRATION AND 
RESPECT

 9 Ensure on-site features are accessible 
to the public

 9 Ensure the scale and type of 
development respects the adjacent 
neighbours

WHAT’S A DESIGN OBJECTIVE? 

Objectives articulate and define 
values so they can be used in the 
planning and design process. An 
objective is formed by combining 
a verb that describes a direction of 
preference (e.g., “increase”, “reduce”, 
“maximize”) with a noun that 
describes the object of importance 
(e.g., “impervious surfaces”, “healthy 
housing options”). 

▼ NOTES HERE: ▼ NOTES HERE: ▼ NOTES HERE:
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Tell Us What You Think5

More Design Objectives
We would like your feedback on the design 
objectives we started to develop for our 
project planning principles.

Please review the design objectives under 
each of the planning principles. Using sticky 
notes, please tell us:

• Are there any additional design 
objectives you’d like to see included 
under the planning principle?

• Are there any that you would remove or 
reword?

HOUSING DIVERSITY

 9 Provide a variety of housing types to 
address a variety of needs 

RESPONSIBLE DEVELOPMENT

 9 Locate the commercial village and hotel 
to benefit the local and surrounding 
community 

 9 Explore options that provide and 
enhance connections with existing and 
planned cycling, walking and transit 
routes and facilities

BUILDING A COMMUNITY HEART

 9 Create a focus that becomes a heart for 
the wider UEL community

 9 Ensure access to new community 
services for wider UEL community

 9 Provide opportunities for formal and 
informal gathering places

 9 Provide for a “Village Green”

▼ NOTES HERE: ▼ NOTES HERE: ▼ NOTES HERE:

WHAT’S A DESIGN OBJECTIVE? 

Objectives articulate and define 
values so they can be used in the 
planning and design process. An 
objective is formed by combining 
a verb that describes a direction of 
preference (e.g., “increase”, “reduce”, 
“maximize”) with a noun that 
describes the object of importance 
(e.g., “impervious surfaces”, “healthy 
housing options”). 
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Tell Us What You Think5

Site Concepts
We would like your feedback and comments 
on the three preliminary concepts. Each 
of the options features site planning 
components or features that can be 
interchanged among options (e.g., building 
locations, road alignments). You can choose 
which one of the options you like or dislike 
the most, but it is more helpful to tell us 
what you like or dislike about the features 
in each of the three options. Please use the 
post-it notes provided and for each of the 
options tell us:

•	 What	features	do	you	like	about	
each	of	the	options?

•	 What,	if	anything,	would	you	
like	changed	about	each	of	the	
options?

•	 Is	there	anything	missing	from	
each	of	the	options?

Option 1: North Village Option 2: Southwest Village Option 3: University Blvd

▼ NOTES HERE: ▼ NOTES HERE: ▼ NOTES HERE:



 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 
 
 
Musqueam welcomes your comments about the planned development of Block F. Please answer 
the following questions and/or add a comment or question of your own.  
 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Are you a UEL resident?      Yes     No      What is your postal code?  ______________________ 

 Would you like to receive additional project information and updates as the land use plan for Block F 

advances?       Yes; if yes please provide us with your contact details     No 

 Name: _________________________   Address:  _________________________________________ 

Phone: _________________________  Email: ____________________________________________ 

Background Information 

 We have identified six Planning Principles which will guide us in the design and development of 

Block F. Under each Principle, we have outlined a series of Design Objectives. see station 5 

a. In your opinion, how important are each of the Principles? (1 = not important; 5 = very important) 

Sustainability  1     2     3    4    5 

Community integration and respect  1     2     3    4    5 

Housing diversity  1     2     3    4    5 

Accessible open space  1     2     3    4    5 

Responsible developments  1     2     3    4    5 

Building a community heart  1     2     3    4    5 

b. Are there any additional Design Objectives you would like to see included under the Principles? 

________________________________________________________________________________ 

c. Are there any that you would remove or reword? 

________________________________________________________________________________ 

 Block F currently has an area of mature trees, trails and seasonal wetlands. In your opinion, how 

important are the following? (1 = not important; 5 = very important) 

a. Retain the current stand of mature trees as a park  1     2     3    4    5 

b. Retain or replicate the wetlands  1     2     3    4    5 

c. Maintain walking routes through the new development  1     2     3    4    5 

 We have illustrated three different options for location of the village commercial and hotel. 

a. Do you have a preference for the village commercial / hotel location? 

b.  Option 1: North Village      Option 2: Southwest Village      Option 3: University Blvd. Village 

Why? __________________________________________________________________________ 

c. Is there a different location that we should consider? 

_______________________________________________________________________________ 

  

 

Development Planning  

    BLOCK F  ·  OPEN HOUSE #2  ·  COMMENT FORM 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 Have you visited PlaceSpeak to learn more about the project?   Yes   No   Don’t know 

 

Additional Comments 

 Within the open spaces and greenways we are showing a variety of housing types: 3 storey 

townhouses, 4 to 6 storey apartment buildings and 7 to 22 storey apartment buildings.  

a. Do you support a variety of types of residential buildings?   Yes   No   Don’t know 

b. Would you consider one or more 7 to 22 storey apartment building(s) in order to gain more green 

and open space?   Yes   No   Don’t know 

c. If we were to include taller buildings on the property, where would these best be located? 

 near the stand of tall trees       near the village commercial and hotel       along University Blvd. 

 Elsewhere: ___________________________________________________________________ 

 What features do you like about each or any of the three development options? 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 What features would you like changed in any of the development options? 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 Is there anything missing in the development options that you think we should include? 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 

Development Planning (con’t) 

Thank You. Please submit your form in the boxes provided, or email it to consult@placespeak.com  

You can also join the dialogue online at www.placespeak.com/UELBlockF       

mailto:consult@placespeak.com
http://www.placespeak.com/UELBlockF


  # of 
Respondents 

% of 
Total 

# of UEL 
Residents 

% of 
Total 

Total Form Received 44   24   

Planning Principles & Design Objectives      

In your opinion, how important are each of the Principles?      

 Sustainability 37 84% 18 75% 

 Community integration and respect 36 82% 19 79% 

 Housing diversity 35 80% 18 75% 

 Accessible open space 38 86% 19 79% 

 Responsible development 33 75% 15 63% 

 Building a community heart 33 75% 16 67% 

Are there any additional Design Objectives you would like to see included under the Principles? 23 52% 13 54% 

Are there any that you woul remove or reword?  15 34% 8 33% 

Nature Preservation     

In your opinion, how important are the following?     

 Retain the current stand of mature trees as park 42 95% 22 92% 

 Retain or replicate the wetlands 42 95% 22 92% 

 Maintain walking routes through the new development 41 93% 22 92% 

Village Commercial and Hotel     

Do you have a preference for the village commercial / hotel location?  28 64% 17 71% 

 Why? 23 52% 17 71% 

Is there a different location that we should consider? 12 27% 6 25% 

Residential Design     

Do you support a variety of types of residential buildings? 37 84% 17 71% 

Would you consider one or more 7 to 22 storey apartment building(s) in order to gain more green 
space? 

35 80% 16 67% 

If we were to include taller buildings on the property, where would these best be located? 21 48% 9 38% 



 Elewhere?  15 34% 9 38% 

Development Options     

What features do you like about each or any of the three development options? 26 59% 14 58% 

What features would you like changed in any of the development options? 25 57% 15 63% 

Is there anything missing in the development options that you think we should include? 19 43% 10 42% 

Additional Comments 25 57% 14 58% 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 




