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Dear Owner/Tenant,  

 

Re: Block F Development, UEL – Open House April 18th, 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 third Open House to learn about the preferred development plans for 

Block F which may ultimately form part of the proposed rezoning application.  

About:   Block F Open House Meeting #3  

Where:  University Golf Club (5185 University Blvd. )  

When:   Thursday, April 18th, 2013  

Time:   4:00 PM – 8:00 PM (Drop in) 

Based on what we heard at the second Open House and 

further technical analysis, the project team will provide 

new information including: 

 

 

 

 

In addition to hosting a series of Open Houses, 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 third 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) 

 The preferred site plan, including land uses, roads, etc. 

 The proposed parks and open space plan 

 The detailed development program  

 

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 third 
and final 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 Re-introduce and summarize the project for those that might have missed the first two Open Houses

 9 Summarize what we heard at the second Open House

 9 Present the preferred site concept and gather community feedback

This Open House has four stations. Additional information posters are also available from past Open 
Houses. 

1 The Story So Far
A summary of the project to date, what we’ve done, what we’re 
presenting today, and what happens next. 

2 What We Heard
A summary of what we heard at our February Open House where we 
asked people about design concepts, principles and objectives for 
Block F. 

3 Our Concept
An overview of our preferred site concept for Block F, including details on 
key concept features and additional site studies we’ve completed (e.g., 
amenities, parks, commercial component, traffic).

4 Tell Us What You Think
What do you think about the preferred site concept? Are there 
opportunities to improve it? 

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

OPEN HOUSE #3

Welcome!
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The Story So Far1
What’s happened so far?
Musqueam Indian Band (the landowner) is 
planning to develop a 22-acre parcel of land 
called Block F in the University Endowment 
Lands (UEL). To be developed over many 
years, proceeds from the project will be 
used by Musqueam to support important 
community programs and initiatives in 
Musqueam’s main community, which is 
located below 49th and Southwest Marine 
Drive. 

Under current zoning for the site, 
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. 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. 

Over the past several months, we have 
been working with UEL residents, UBC, local 
stakeholders and others 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.

We started working on this project to rezone 
Block F last fall with a team of skilled and 
experienced consultants. This is the third 
and final Open House prior to the formal 
application. The first two Open Houses 
looked at:

OPEN HOUSE #1 

 9 Who are Musqueam?

 9 Project introduction and overview

 9 The site, the neighbourhood, the 
context, the process, the players

 9 Preliminary community feedback on 
design precedents

OPEN HOUSE #2 

 9 Additional site studies and analysis

 9 Design principles and objectives

 9 Preliminary site options

Almost 500 residents attended our first 
two Open Houses, while an additional 
1272 people viewed our project website 
(www.placespeak.com/uelblockf).  

Visit Station 2: What We Heard for a 
summary of community feedback from the 
second Open House.

2

1
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What’s happening today?
Today, we are presenting a preferred design 
concept for Block F. It was developed based 
on community and stakeholder input, 
including UEL residents, the UEL Community 
Advisory Committee, members of the 
Pacific Spirit Park Society, Streamkeepers, 
Ministry of Transportation, UBC, reports from 
arborists, environmental consultants, traffic 
and civil engineers, experienced developers, 
and others.. The concept incorporates the 
project planning principles and supporting 
design objectives we developed with the 
community through the Open House process.

At the start of the rezoning project, we first 
developed several planning principles to help 
guide our work. These principles continue to 
guide us in our planning of the site.

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 walk 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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What’s happening today?

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 

 9 Preserve wetlands 

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

 9 Provide neighbourhood 
amenities geared for 
UEL residents

HOUSING 
DIVERSITY 

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

 9 Consider social, 
seniors and UBC staff 
housing 

 9 Consider providing 
larger residential 
units to accommodate 
families or existing 
residents looking to 
downsize

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

 9 Ensure businesses 
support local needs

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 the first two Open Houses and other stakeholder input, we started to develop more detailed design objectives for 
each of the principles. Here’s an overview of some of the most important ones that were used in developing the preferred concept. Bolded 
text indicates additional design objectives that were added following the second Open House.
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What’s Next?
Our work doesn’t end after this Open 
House. We will continue to work with UEL to 
meet all their planning requirements. This 
work will 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 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 an estimated 10 to 12 
years. Construction of site servicing is not 
expected to start until 2014.

S
ep

 - 
D

ec
 2

0
1

2
 · 

 P
H

A
S

E

D
ec

 2
0

1
2

 - 
M

ar
/A

pr
  
2

0
1

3
 · 

 P
H

A
S

E

S
pr

in
g 

- S
um

m
er

 2
0

1
3

 · 
 P

H
A

S
E

P
H

A
S

E

1 2 3 4

GETTING
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DETAILED
PLANNING

UEL FORMAL
REVIEW

UEL STATUTORY
REQUIREMENTS

Public
engagement

Public
engagement

Preliminary
studies and

research

Formal
application

filed

Public
engagement

(Public Meeting)

Options
identified

Final site
concept

established
Public engagement

(Neighbourhood
Meeting)

Formal
rezoning

application
Formal

UEL review

We are here!
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Feedback highlights
On February 6, 2013 we held our second 
Open House at the University Golf Club. The 
event was well attended with about 170 
people coming over the four hours.

Participants were given several different 
ways to provide feedback, ranging from 
questionnaires to direct feedback on 
the three preliminary site concepts that 
were presented. Here are some highlights 
from the Open House and comments 
we 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.

PLANNING PRINCIPLES: We asked people 
to rank the six planning principles on a 
scale of 1 to 5, with 1 being not important 
and 5 being very important. Responsible 
Development and Sustainability emerged 
as the top-ranked principles, while Housing 
Diversity and Building a Community Heart 
were least important. 

DEVELOPMENT OPTIONS: To better 
understand the public’s opinion on the three 
site concepts presented, we asked three 
open ended questions about the features 
they liked in the options, the features they 
would like changed in any of the options, 
and whether anything was missing in the 
options they thought should be included. 
While feedback was varied, several key 
themes emerged, all of which have been 
addressed in the preferred concept.

 9 Nature preservation: preserving 
both the stand of mature evergreens, 
trail connections and the wetlands 
is important. A landscaped buffer 
along University Boulevard should be 
maintained.

 9 Roads: There should be no roads 
separating the park and the wetland 
area.

 9 Community connections and 
integration: As the largest development 
in UEL, Block F must be carefully 
integrated into neighbourhood to 
achieve community goals – e.g., village 
heart, amenities, sense of community.

 9 A variety of housing forms: support for 
a variety of residential types and forms.

VILLAGE COMMERCIAL: The site concepts 
we presented illustrated different options 
for the location of village commercial 
and a small hotel. The preference for 
each option was fairly evenly distributed, 
but respondents recognized the value of 
Option 1: North Village for providing better 
access and preserving site natural features. 
This is the location of the current village 
commercial in the preferred option. 

+

SUSTAINABILITY 

RESPONSIBLE 
DEVELOPMENT
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What We Heard2

The Village Commercial/Hotel Component
During the first two open houses, many 
people asked about the Block F’s proposed 
commercial and hotel components. Colliers 
International and PKF Consulting, our real 
estate and hotel consultants, carried out 
studies to determine the feasibility of both 
components that we would like to share 
to help answer some of the questions we 
received. 

Retail Trade Area Boundaries

VILLAGE COMMERCIAL

 9 Block F’s modestly scaled retail village 
component is intended primarily to serve as 
a convenience amenity for on-site and local 
area residents within easy walking or cycling 
distance.

 9 Block F’s retail village will be merchandised 
in a way that complements, rather than 
competes with, existing local retailers 
and service providers, including those at 
University MarketPlace.

 9 Projected market shares for the core 
supermarket/grocery category are modest 
(25% for the Primary Trade Area and 15% 
for the Secondary Trade Area). This reflects 
the desired retail component’s role as a 
convenience amenity.

 9 The majority of potential trade area spending 
will continue to flow to major supermarkets, 
both within UBC and in other Vancouver areas 
including West 10th and West 4th Avenues.

 9 Total projected size of the retail village is 
30,000 square feet including 12,000 to 
15,000 square feet for a specialty grocer 
(or 35 to 45% the size of Save-On-Foods in 
Wesbrook Village). 

VILLAGE HOTEL

 9 Block F’s proposed hotel is a 120 room, 
limited service, hotel built in a 4-storey 
building format to be located immediately 
adjacent to, and forming part of, the 
Commercial Village in the development. 
Direct access would be provided from a 
proposed signalized intersection at University 
Boulevard. and Road A on the Block F site 
with underground parking.

 9 It is anticipated the hotel would include:

• Continental breakfast room/counter;

• Approximately 1,500 square feet of 
meeting rooms;

• A fitness room, indoor pool/hot tub;

• A business centre; and

• A variety of guest rooms and suites of 
approximately 330 square feet in size to 
accommodate a wide range of singles or 
family visitors and business travelers

 9 The primary demand generator for the 
hotel would be the UBC campus, similar to 
hotels that serve markets located on or near 
university campuses throughout the US. 
Preliminary research suggests that virtually 
all of the UBC faculties have some level of 
year-round demand for hotel facilities through 
conferences and meetings, guest speakers 
and presenters, and parents of students.  A 
variety of other features such as the Chan 
Centre, Thunderbird Stadium, the Tennis 
Centre (Davis Cup) and Cecil Green Park 
would also be demand generators.

 9 Secondary demand generators include 
the UBC Golf Course (also owned by 
Musqueam), which caters to a significant 
number of weddings, golf tournaments and 
other banquets and events. As well, the 
local neighborhood’s “’visiting friends and 
relatives” comprised of social functions and 
weddings also was considered as a demand 
generator.

Projected Hotel Market Segmentation

Market segmentation % Demand

Corporate/Commercial 5.50%

Meeting/Conference 36.00%

Leisure/Tourist 35.20%

University 23.30%

Total 100.00%

 9 The hotel would provide for employment and 
training opportunities for Musqueam and 
others and could be affiliated with the UBC 
faculties to provide educational opportunities 
(internships, training etc.)

BLOCK F RETAIL VILLAGE
Anticipated Retail Mix

BLOCK F TOTALS est. 30,000 sf

Specialty Grocer 12-15,000 sf

Casual Restaurant/Cafe 4-5,000 sf

Health Services 2-3,000 sf

Personal & Professional Services 7,500 sf

Other est. 2,000 sf
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EXISTING VEHICLE VOLUME3 Our Concept
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EXISTING VEHICLE VOLUMES
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This plan shows the existing Weekday AM and PM peak-
hour vehicle movements (2013) at each of the key 
intersections adjacent to Block F.  

In addition, vehicle volume profiles along University 
Boulevard were also obtained from UBC.  Since 1997, there 
has been an overall decrease in vehicle volumes along 
University Boulevard.

Peak Hour Vehicle Movement (Existing)
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BLOCK F SITE VEHICLE TRAFFIC3 Our Concept
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BLOCK F SITE VEHICLE VOLUMES
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Whats Happening ?

Walkability is a measure of how friendly an area is to walking. 
Walkability has many health, environmental, and economic 

benefits. Factors influencing walkability include the presence 
and quality of footpaths, sidewalks and other pedestrian rights-
of-way, traffic and road conditions, land use patterns, building 
accessibility, and safety, among others. Walkability is an important 
concept in sustainable urban design. (source: Wikipedia)

The Block F project builds upon the concept of walkability through 
the provision of a series of opportunities for walking, biking and 
running through the new neighbourhood. These connect the 
parks, community facilities, and open spaces in Block F with the 
surrounding areas.

CONNECTIVITY DIAGRAMS

Community Scale

Social Connections Economic Connections

Neighbourhood Scale

Social Connections Economic Connections
There are many different places within a community that help to create 
the social connections and fabric that makes it feel like a community. 
These places include schools, parks, retail shops and services and the 
sidewalk where you walk your dog. 

Near Block F at the UEL/UBC community scale there are many social 
places within a 5 and 10 minute walking distance of each other. The 
proposed park areas at Block F will help to provide additional social 
connection opportunities for a wide range of community members.

Block F’s modest retail village component is being carefully planned so that its primary function is to serve the core needs of future 
Block F residents. By providing a  base array of goods and personal/professional services, Block F’s retail village will offer residents 
an informal gathering meeting place and will be a clear and desirable alternative to traveling by car for regular convenience 
purchases. The retail village is being envisioned as an extension and complement to other existing and planned campus commercial 
facilities, including University MarketPlace, which are oriented primarily around the needs of UBC students and student residents. 
By catering specifically to the needs of non-student area residents, Block F’s shops and services will serve as a complementary 
lifestyle amenity for other area residents seeking a less student-oriented tenant mix and environment. Its modest scale and mix will 
draw primarily from a walkable trade area, thus ensuring that the majority of local resident spending will continue to flow to and 
support other retail nodes both on campus (Wesgroup Village) and in Vancouver’s west side (particularly Point Grey Village, West 
Broadway and West 4th Avenue), among many others.  

Legend
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Public Transportation

Golf Course

Salish Creek

Canyon Creek

Spanish Bank Creek

Cut Throat Creek

Pacific Spirit 
Regional Park

Pacific Spirit 
Regional Park

Jericho Beach Park

Wreck
Beach

Locarno Beach

Spanish Bank

Trails and Bikes Connection Hydrology

CONNECTIVITY DIAGRAMS

There are several bus routes that connect the UEL and UBC communities to each 
other and to the City of Vancouver. This is a principal requirement of a walkable 
community. 

There are 6 stops within immediate proximity to the Block F site. A Rapid Transit 
Route is under consideration by TransLink with a proposed stop on University 
Boulevard beside Block F. This level of access to public transit may help to reduce 
personal vehicle use and serves to connect the community to the surrounding 
region and provides many social, economic and environmental benefits to the 
community. 

Public Transportation:Legend LEGEND
The Pacific Spirit Park trails and the on-street bicycle routes are 
an incredible feature of the UEL/UBC community that link the built 
environment with the natural environment and offer alternative modes 
of transportation. There are two key existing trails that cross the Block F 
site; the Iva Mann/Sword Fern trail and the Fairview Trail.

The proposed trail network on Block F maintains the existing connections 
and offers an expanded trail system. New trails and walkways, improved 
surfacing and lighting, and “community trail heads” will help strengthen 
connections to the adjacent neighbourhoods and with Pacific Spirit Park.

Trails and Bike Connections:Legend
There are many watersheds in the UEL/UBC area. 
These watersheds connect large areas of the 
community together at an ecological level with the 
surrounding natural environment and the ocean. 

The design of the Public Open Spaces and Park areas 
consider these hydrological connections within the 
larger community surrounding  Block F. 

A series of constructed wetlands will be 
built in order to manage the site’s rainwater. 
These will be connected to the off-site 
creeks with flow rates and low sediment 
loads similar to pre-construction conditions 
in order to preserve off site hydrological 
conditions and habitat areas .

Hydrology
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Whats Happening ? OPEN SPACE AMENITIES

Trails & Greenways Park & Publicly Accessible Open Spaces

Trails & GreenwaysLegend

Legend   

Park & Publicly Accessible Open Spaces
There are a variety of trail and walkway experiences proposed in the Block F Plan and they will continue to 
link with the Pacific Spirit Park trails. They will cross the site in urban areas, through greenways and mature 
forest areas, and over wetlands. With improved surfacing and lighting they will better serve the wider resident 
population and provide safe pedestrian and cyclist connections through the new community.

A new north-south trail will continue the Iva Mann/Sword Fern trail across the site. The trail head at the northeast 
will be maintained and enhanced. From the north, the trail will cross the Village Square, through a Greenway 
and the main Park area, beside the Village Green and south to the trail system in the Ortona Right-of-Way. A 
trailhead is considered at the intersection with Ortona Avenue. 

A new east-west trail will function as the Fairview trail currently does connecting Acadia Road to University 
Boulevard. This trail will loop through the main Park and the retained evergreen forest and have a boardwalk 
section crossing the new constructed wetland giving a unique view to an incredible community and ecological 
amenity.

We propose to replace the damaged University Boulevard curbside sidewalk with a meandering paved trail 
complete with lighting through a new evergreen and deciduous forest area creating a unique experience along 
University Boulevard while providing an improved natural view from University Boulevard.

Enhanced sidewalks on one side of Road A and B will connect with the trail system and link them to the 
residential and commercial parts of the new community. New sidewalks will be separated from the curbside 
by treed boulevards to improve the quality of the pedestrian experience.

The existing and new trail systems will be opened and accessible to the public 24 hours a day to improve 
connectivity and pedestrian safety.

The proposed design for Block F includes a variety of Park and publicly accessible Open Spaces. In 
addition to the main Park area located at the retained evergreen forest area there are Greenways, 
vegetated buffers that include public walkways and trails, and a Village Green associated with the 
Neighbourhood Amenity building and the Daycare. Together these provide a diverse and integrated 
Open Space system.

The Reconciliation Agreement requires a minimum dedication of 3 acres as park. The plan as 
currently laid out has the Park, Greenways and publically accessible Open Spaces that will facilitate 
and support a wide variety of uses and activities providing significant amenity benefits to the 
immediate and surrounding community.
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Whats Happening ?

Neighbourhood Sustainable Design Principles

3

Sustainability: The Musqueam cultural values are founded on stewardship of the natural 
world and they have walked the talk of sustainability for a long, long time.

Neighbourhood Pattern and Design:
1. Site design respects natural features such as forest and wetlands

• Minimize site area dedicated to vehicular traffic in order to maximize 
open space and green space

2. Site design respects and connects to surrounding neighbourhood 
• Provide strong connection to neighbourhood school/daycare
• Respect pedestrian, vehicular, and cycling network
• Encourage Future Transit Station at Commercial Village Node

3. Site design provides a mixed use compact community
• Creating a neighbourhood focus / heart and a centre of activity and 

services for both future residents of Block F and the UEL community
• Provide some short-term at-grade parking but situate majority of parking 

in below grade parking structures in order to maximize open space and 
minimize impervious paving

• Design provides a variety of housing types for a variety of needs

4. Site design preserves connections to Pacific Sprit Park and retains existing 
 features such as trails

• Improve the quality of, and sense of safety on, the new on-site trails while 
matching the experience of the off-site trails

• Maintain on-site trailheads in close proximity to existing off-site trailheads

5. Site design encourages walkable streets and trail network
• Create “green streets” with treed boulevards, landscape bump-outs, 

integrated rainwater management facilities and high quality pedestrian 
experience

6. Site Design creates an accessible open space approach to meet the diverse 
 needs of the present and future community

General Site: 
1. The project proposes Responsible Development 

• Economically sound, environmentally progressive, and socially responsible

2. Site design should build a community heart
•  Create a neighbourhood focus and a centre activity and services for both 

future residents of Block F  and the UEL community.

    Planning Principles:
1. Sustainability: Our cultural values are founded on stewardship of the natural    

     world and we have walked the talk of sustainability for a long, long time.
 
2. Community integration and respect: Good relationships and good neighbours.
  
3. Housing Diversity: A variety of housing types for a variety of needs. A     

    mixed community

4. Accessible Open Space: Creating accessible open space to meet the diverse   
    needs of the present and future community

5. Responsible Development: Economically sound, environmentally       
    progressive, socially respectful.

6. 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.

Ideas: “COMMUNITY WITHIN A PARK”
“FOREST EXTENDING THROUGH THE COMMUNITY”
“INTEGRATION OF THE NATURAL ENVIRONMENT THROUGH THE NEW BUILT ENVIRONMENT”

    Green Infrastructure and Buildings:
1. Maintain pre-development off-site flow rates at the existing culvert to    
       minimize impact to off-site wetlands and habitat.

2. Minimize impervious paving and maximize absorbent landscapes that   
  can aid in maintaining flow rates off-site.

3. Explore options to maintain or create a new wetland in the vicinity     
       of the existing culvert to protect the off-site wetlands, treat on-site     
       rainwater, create habitat and a showcase gateway feature for the new   
  community.

4. Maintain, to the degree possible, the mature stand of evergreen trees in   
       a large contiguous assembly.

5. Provide two primary trail routes through the site. One north-south     
       route and one east-west route.
 
6. Improve the quality of, and sense of safety on, the new on-site trails    
  while matching the  experience of the off-site trails.

7. Maintain on-site trailheads in close proximity to existing off-site     
       trailheads.

8. Explore options to integrate the new community into the surrounding    
       community with emphasis on pedestrian and cycling routes, while also   
  providing vehicular linkages.

9. Create a walkable community through quality of public realm and     
       opportunity to walk and cycle to preferred destinations.
 
10. Provide some short-term at-grade parking but situate majority of     
       parking in below grade parking structures in order to maximize open    
       space and minimize impervious paving.
 
11. Ensure development respects frontages on University Blvd, Toronto and   
       Acadia Road.

12. Minimize site area dedicated to vehicular traffic in order to maximize    
       open space and green space.

13. Create “green streets” with treed boulevards, landscape bump-outs,    
       integrated rainwater management facilities and high quality pedestrian   
       experience.

14. Explore the use of pervious paving within the road and on-street     
       parking to minimize surface runoff and sediment transport.

15. Minimize private open space on development parcels in favor of     
  functional publicly accessible open space for community use.
 

Green Infrastructure and Buildings:
1. Green and sustainable buildings are proposed

2. Buildings and open space areas will be water efficient

3. Storm water management is embedded in site design and site fabric
• Minimize impervious paving and maximize absorbent landscapes that 

can aid in maintaining flow rates off-site
• Design maintains and enhances wetland in the vicinity of the existing 

culvert to protect the off-site wetlands, treats on-site rainwater, creates 
habitat and will be a showcase gateway feature for the new community

• Explore the use of pervious paving within the road and on-street parking 
to minimize surface runoff and sediment transport

4. Site design considers Solar Orientation 

5. Open Space enhances and proposes natural vegetation to encourage    
   songbirds and their habitat

6. Durable and Natural Building Materials will be utilized where appropriate

NEIGHBOURHOOD SUSTAINABLE PLANNING
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Proposed Specialty Grocery/Community Gathering/Amenity Space
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Park Trails
Wetland
Wetland Community Trail Head
Boardwalk
University Boulevard Trail
Iva Mann Trail raised pedestrian crossing
Community Green
Community Building and Daycare
Green Buffer
Off-site Trail Head
Ortona Trail (By Others)

15

9

11

10

10

10

13

15

7

2

Conceptual Park Design 

SITE PLAN
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1. View Northwest along University Blvd
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2. View South through Village Square

Key Plan

What’s Happening?
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3. View North along Acadia Road
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4. View South through Community Green
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SITE PLANNING
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Wetlands
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Residential
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Neighbourhood

University Golf 
CoursePacific Spirit 

Park

Pacific Spirit 
Park
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CLUBHOUSE

DAYCARE

N

The village commercial and hotel are located at the north 
end of the site providing the best access to other parts of the 
University Endowment Lands. A large, public village square allows 
continuous use of the Iva Mann Trail.

Two roads through the site connect University Boulevard with 
Acadia Road. A signalized intersection will be constructed on 
University Boulevard to permit easy access in and out.

The taller residential development is in the central part of the site, 
adjacent to the mature trees that will be incorporated into the 
dedicated park. The tallest buildings will be the same height as 
the tallest trees.

A community green and extension of the Iva Mann Trail are 
centred in the southern part of the site which features three 
storey townhouses and apartment buildings of four and six 
storeys.

Block F Land Use + Site Plan

B

D

C
E

F
G

H
IK

J

PARK

Community 
Green

ROAD A

ROAD B

ORTONA AVE

TORONTO RD

UNIVERSITY BLVD

ACADIA RD

Wetlands

18 Storeys

22 Storeys

18 Storeys

6 Storeys

6 Storeys

3 Storeys

4 Storeys
3 Storeys

22 Storeys

Existing 
Townhouses

N

A
3 Storeys

4 Storeys

•	 Hotel
•	 Residential (in association 

with commercial)

•	 Retail
•	 Office
•	 Public Use

COMMERCIAL VILLAGE
•	 Apartment
•	 Townhouses (3 storeys)

HIGHRISE RESIDENTIAL

•	 Apartment
•	 Townhouses (3 storeys)

LOWRISE RESIDENTIAL
•	 Community Buildings•	 Parks

•	 Daycare

PARKS + PUBLICALLY ACCESSIBLE SPACE

The above plan indicates the maximum number of storeys for each parcel.

LEGEND

Land Use Plan
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PROPOSED DEVELOPMENT + AMENITIES

Providing community benefits and amenities is an 
important consideration of the Block F rezoning project. 
Several of our project planning principles speak directly to 
community benefits and amenities.

 9 Community integration and respect:      
Good relationships and good neighbours

 9 Preservation and enhancement of open space: 
Protecting and enhancing open spaces and community 
connections to Pacific Spirit Park

 9 Building a community heart: Creating a 
neighbourhood focus and a centre of activity and 
services to adequately support both the future 
residents of Block F and the UEL community. 

Here is a summary of some key community amenities and 
benefits being proposed with the development of Block F. 

There will be a range of homes, from ground-oriented 
townhouses to lower and higher apartment buildings. 
In addition to the common amenities, it is expected that 
larger developments will offer additional amenities for 
their residents.

Every residential site will have direct access to a green 
pathway; these pathways will also be open to public use.
All required parking for the hotel and the residential 
development will be underground.

Development of the site is expected to commence at the 
north end and gradually expand to the south.

A.

B.

D.

C.

E.

F.

G.

H.
I.K.

J.

PARK

ROAD A

ROAD B

ORTONA AVE

TORONTO RD

UNIVERSITY BLVD

ACADIA RD

Max. Height: 3 storeys
Floor Area: 30,000 S.F.

Max. Height: 4 storeys
Floor Area: 60,000 S.F.
Units: 120 hotel rooms

Max. Height: 18 storeys
Floor Area: 200,000 S.F.
Units: 250

Max. Height: 18 storeys
Floor Area: 160,000 S.F.
Units: 200

Max. Height: 18 storeys
Floor Area: 160,000 S.F.
Units: 200 

Max. Height: 18 storeys
Floor Area: 200,000 S.F.
Units: 250

Daycare

Clubhouse

Community 
Green

Village 
Square

Greenway

Greenway

Max. Height: 3 storeys
Floor Area: 50,000 S.F.
Units: 30

Max. Height: 3 storeys
Floor Area: 75,000 S.F.
Units: 50

Max. Height: 4 storeys
Floor Area: 115,000 S.F.
Units: 140

Max. Height: 6 storeys
Floor Area: 145,000 S.F.
Units: 175

Acadia 
Neighbourhood

Church

Church

School

Existing 
Townhouses

Max. Height: 4 storeys
Floor Area: 95,000 S.F.
Units: 125

Amenities + Community Benefits Development Summary

N

RANGE OF UNITS IN BLOCK F
A variety of unit types and 
sizes are important for the 
development of Block F.

Apartment sizes are expected 
to range from one to  three 
bedrooms (600 to 1800 S.F.) and 
townhouses from two to four 
bedrooms (1200 to 2400 sf).

Parcel Total Building Floor Area Units
C. 200,000 S.F. 250
D. 160,000 S.F. 200
E. 160,000 S.F. 200
F. 145,000 S.F. 175
G. 95,000 S.F. 125
H. 75,000 S.F. 50
I. 115,000 S.F. 140
J. 200,000 S.F. 250
K. 50,000 S.F. 30

Total 
Residential: 1,200,000 S.F. 1420

Parcel Total Building Floor Area Units
A. 30,000 S.F. n/a
B. 60,000 S.F. 120 Hotel

Total Village: 90,000 S.F. 120 Hotel

Summary of Development

Trail 
Systems

Pacific Spirit 
Park

Pacific Spirit 
Park

Wetlands

PUBLIC USE FACILITIES + SPACE

 9 Building space that can be used for a variety of purposes. 
Potential uses including:
• An interpretive centre for Pacific Spirit Park
• Community event and meeting rooms and opportunities for 

social gatherings 
• A showcase for Musqueam art and culture

 9 Outdoor space to accommodate UEL events, like farmers 
markets, holiday celebrations and neighbourhood performances.

PUBLIC ART

 9 Incorporated into the site in various locations, including special 
pieces created by Musqueam artists.

TAX BENEFITS

 9 A new mixed use neighbourhood will contribute to and assist in 
diversifying UEL’s current tax base.

PARK, GREENWAYS, TRAILS, OPEN SPACES, 
PLAY SPACE

 9 Dedicated park - A minimum 3 acres of park is 
required to be dedicated to UEL.

 9 Wetlands - The preservation, restoration and 
enhancement of the existing wetland with public 
access and educational features.

 9 Open space, play space and accessible green belts.

 9 A fully accessible greenway and trail system to and 
through the site with connections to surrounding 
neighbourhoods and Pacific Spirit Park.

COMMUNITY CLUBHOUSE BUILDING

 9 A 10,000 square foot community clubhouse is 
being proposed for the use of on-site residents.

DAYCARE

 9 A 2,000 square foot daycare will be provided.

2525

2525
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Habitat Plan Bird Species

Site Plan: Habitat Types

Wetland Habitat

Forest Habitat

3

1

2

3

Block F: List of Possible Birds, and Season of Use 
February 2013 

 
 

 
Bird Species 

 
Seasonal use,  
* indicates likely breeding 

Mallard year round 
Bald Eagle Winter, spring 
Cooper’s Hawk Year round 
Sharp-Shinned Hawk Year round 
Red-tailed Hawk Year round 
Glaucous-winged Gull Year round 
Band Tailed Pigeon Year round, rare 
Barred Owl Year round 
Anna’s Hummingbird Year round* 
Rufous Hummingbird Spring, summer* 
Red Breasted Sapsucker Year round* 
Downy Woodpecker Year round* 
Hairy Woodpecker Year round* 
Northern Flicker Year round* 
Pileated Woodpecker Year round* 
Olive-sided Flycatcher Spring, summer, rare 
Western Wood-Pewee Spring, summer, rare 
Willow Flycatcher Spring, summer 
Pacific-slope Flycatcher Spring, summer* 
Hutton’s Vireo Year round* 
Warbling Vireo Spring, summer* 
Stellar’s Jay Fall, winter 
Northwestern Crow Year round* 
Common Raven Year round 
Tree Swallow Spring, summer* 
Violet-green Swallow Spring, summer* 
Barn Swallow Spring, summer* 
Black-capped Chickadee Year round* 
Chestnut-backed Chickadee Year round* 
Bushtit Year round* 
Red-breasted Nuthatch Year round* 
Brown Creeper Year round* 
Bewick’s Wren Year round* 
Pacific Wren Year round* 
Golden-crowned Kinglet Year round* 
Ruby-crowned Kinglet Fall, winter, spring 
Swainson’s Thrush Spring, summer* 
Hermit Thrush Fall, winter, spring 
American Robin Year round* 

Block F: List of Possible Birds, and Season of Use 
February 2013 

 
 

 
Bird Species 

 
Seasonal use,  
* indicates likely breeding 

Mallard year round 
Bald Eagle Winter, spring 
Cooper’s Hawk Year round 
Sharp-Shinned Hawk Year round 
Red-tailed Hawk Year round 
Glaucous-winged Gull Year round 
Band Tailed Pigeon Year round, rare 
Barred Owl Year round 
Anna’s Hummingbird Year round* 
Rufous Hummingbird Spring, summer* 
Red Breasted Sapsucker Year round* 
Downy Woodpecker Year round* 
Hairy Woodpecker Year round* 
Northern Flicker Year round* 
Pileated Woodpecker Year round* 
Olive-sided Flycatcher Spring, summer, rare 
Western Wood-Pewee Spring, summer, rare 
Willow Flycatcher Spring, summer 
Pacific-slope Flycatcher Spring, summer* 
Hutton’s Vireo Year round* 
Warbling Vireo Spring, summer* 
Stellar’s Jay Fall, winter 
Northwestern Crow Year round* 
Common Raven Year round 
Tree Swallow Spring, summer* 
Violet-green Swallow Spring, summer* 
Barn Swallow Spring, summer* 
Black-capped Chickadee Year round* 
Chestnut-backed Chickadee Year round* 
Bushtit Year round* 
Red-breasted Nuthatch Year round* 
Brown Creeper Year round* 
Bewick’s Wren Year round* 
Pacific Wren Year round* 
Golden-crowned Kinglet Year round* 
Ruby-crowned Kinglet Fall, winter, spring 
Swainson’s Thrush Spring, summer* 
Hermit Thrush Fall, winter, spring 
American Robin Year round* 

Varied Thrush Fall, winter, spring 
European Starling Year round 
Cedar Waxwing Spring, summer, fall* 
Orange-crowned Warbler Spring, summer* 
Yellow Warbler Spring, summer* 
Yellow-rumped Warbler Year round* 
Black-throated Gray Warbler Spring, summer* 
Townsend’s Warbler Spring, summer 
Wilson’s Warbler Spring, summer* 
Western Tanager Spring, fall, rare 
Spotted Towhee Year round* 
Fox Sparrow Fall, winter, spring 
Song Sparrow Year round* 
White-crowned Sparrow Year round 
Golden-crowned Sparrow Fall, winter, spring 
Dark-eyed Junco Year round* 
Black-headed Grosbeak Spring, fall, rare 
Brown-headed Cowbird Spring, summer* 
Purple Finch Year round* 
House Finch Year round* 
Red Crossbill Winter, rare 
Common Redpoll Winter, rare 
Pine Siskin Winter, spring 
American Goldfinch Year round* 

 
The seasonal use column indicates which birds winter, migrate through or reside year 
round.  In addition the * indicates which birds are likely to nest and raise young within 
Block F.   
 

Varied Thrush Fall, winter, spring 
European Starling Year round 
Cedar Waxwing Spring, summer, fall* 
Orange-crowned Warbler Spring, summer* 
Yellow Warbler Spring, summer* 
Yellow-rumped Warbler Year round* 
Black-throated Gray Warbler Spring, summer* 
Townsend’s Warbler Spring, summer 
Wilson’s Warbler Spring, summer* 
Western Tanager Spring, fall, rare 
Spotted Towhee Year round* 
Fox Sparrow Fall, winter, spring 
Song Sparrow Year round* 
White-crowned Sparrow Year round 
Golden-crowned Sparrow Fall, winter, spring 
Dark-eyed Junco Year round* 
Black-headed Grosbeak Spring, fall, rare 
Brown-headed Cowbird Spring, summer* 
Purple Finch Year round* 
House Finch Year round* 
Red Crossbill Winter, rare 
Common Redpoll Winter, rare 
Pine Siskin Winter, spring 
American Goldfinch Year round* 

 
The seasonal use column indicates which birds winter, migrate through or reside year 
round.  In addition the * indicates which birds are likely to nest and raise young within 
Block F.   
 

BC Coastal Forest

Banana Slug Barred Owl Forest Undergrowth

Hummingbird Nest

Oregon Spotted FrogSalish Creek

Eight Spotted Skimmer DragonflyRed Winged BlackBird

HABITATS

The site will continue to offer high value habitat to the many species of birds that are known to be in the area. Plant species that 
enhance the bird habitat will be proposed in the Parks and Open Spaces.

Habitat areas including mature trees and understory planting areas will be provided.

We will look for opportunities to encourage habitat creation on the development sites through the development of design guidelines.

Bird Habitat

The constructed wetlands and bioswales will provide wetland habitat within the open 
space systems of the site. Our goal is to improve the habitat value through a diversity  of 
plants suited to the riparian conditions and through the design of the ponds. 

These will be located throughout the community and may also be provided on the 
development sites.

An enhancement area adjacent to the Cut Throat Creek at the Ortona Avenue Right-of-
Way will improve the habitat areas on site as well as off-site.

Consideration of the specific and desirable species of amphibians and other riparian 
creatures and off-site fish habitat will help guide the design of the wetlands.

We seek to strengthen the community’s connection with nature and foster a sense of 
stewardship of the land by integrating wildlife habitat into the community. We hope that 
through daily exposure residents will value the landscape and the animals and birds that 
inhabit it and take steps to ensure its vibrancy and success in their neighbourhood.

The forest stand provides habitat for a variety of species within the large mature evergreen 
trees, snags standing in the forest, as well as in the forest litter, fallen trees and the 
understory plants.

The retained forest stand is adjacent to a proposed wetland. It helps to buffer and support 
the adjacent wetland and working together they form a significant and valuable habitat 
area.

The retained forest and the proposed vegetation buffers will function as a movement 
corridor for wildlife ensuring habitat connectivity with the off-site habitat areas. 

Golden Crowned Kinglet Red Breasted Sapsucker Yellow-rumped Warbler

Cooper’s Hawk Northern Flicker Tree Swallow
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Whats Happening ?

Forest Park Trail SystemsWetland
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OPEN SPACE AMENITIES

The Village Square is located at the north corner of the site and is associated with the proposed commercial 
village and hotel land uses. Primarily a hard surfaced area it would also include large raised planters with 
forest character plantings including evergreen trees.

The Iva Mann/Sword Fern trail crosses the Village Square and connects to the northeast trail head across 
University Boulevard. A suggestion of the route could be expressed in the paving echoing the curvilinear 
shapes of the natural context trails.

Surface drainage would be directed to runnels and other at grade rainwater management facilities in 
order to minimize the impact of the impervious surfacing. Permeable paving would be considered in key 
off-slab areas.

Underground parking is proposed to meet most of the parking demand however, to meet the needs for short 
term parking a small surface parking lot is considered. The paving, flush with the adjacent pedestrian areas 
would blend the parking into the overall square with parking delineated with bollards and line painting. 

If café’s or restaurants were to occupy parts of the retail space, south facing outdoor patios would be 
possible due to the proposed building locations and orientation.

Possible programmatic elements we are considering in the Village Square are:

• Key “Community Trail Head” along the Iva Mann trail
• Village stroll experience
• Farmer’s market
• Community celebrations
• Outdoor movie night

The Forest Park is centrally located in the new Block F community. It includes a significant area of mature 
evergreen trees with many measuring up to heights between 40 to 50m tall with a few reaching 60m tall. 
The Park has frontages on both University Boulevard and Acadia Road allowing it to be both visually and 
physically accessible to the surrounding community.

A mix of open understory areas and retained vegetation will allow for a series of experiences and activities in 
addition to the ecological functions the forest provides. Possible programmatic elements we are considering 
within the Park are:

• Multi-use trails
• Outdoor community gathering space/Outdoor classroom
• Integrated adventure play areas for a variety of age groups
• Fitness circuit
• Bird watching
• Seating and seating with table
• Flexible open free play areas

The proposed central constructed wetland will provide a rich habitat area that will be a key visual element 
of the community with frontage along University Boulevard. Offering natural views into the site, it will be an 
inviting place to connect with the land. 

A “Community Trailhead” on the University Boulevard trail will be the pedestrian link into the wetland and the 
Forest Park. Under consideration is a viewing platform that extends over the wetland as a boardwalk. The 
boardwalk will connect to the Forest Park trails integrating the pedestrian circulation systems.

Possible programmatic elements we are considering within the Park are:

• Viewing platforms
• Boardwalk
• Bird watching
• Educational signage

We are proposing an expanded and improved Trail System Network integrated within the community. The 
trails would have a variety of expressions and surface treatments and in many circumstances include lighting. 
They will be located on parkland, in greenways, road right-of-ways, and easements over development parcels. 

The trails will connect the various public spaces such as the Village Square, the Forest Park and Wetland, and 
the Community Green and Community Building joining the new community from end to end. They will also 
connect the new community with the larger trail systems. 

They will help to achieve the goal of a walkable community and it is hoped that the trail network will help to 
reduce reliance on personal vehicles.

 Possible programmatic elements we are considering along the trails are:

• Pedestrian and casual cyclist use
• Seating
• Public art
•    Educational signage
• Pacific Spirit Park way finding signage
• Lighting
• Recycling and waste containers
• Secure bike parking

Village Square

Community Green
The Community Green is located adjacent to the Community Building and Daycare facility and on the Iva 
Mann/Sword Fern trail making it an excellent place for the community.  

The primary role of the Community Green is to provide a flexible open green space to support a wide variety 
of activities such as kicking or throwing a ball around or simply sitting in the sun. 

Possible programmatic elements we are considering in the Village Green are:

• Open lawn area
• Seating around the perimeter with associated planting areas
• Outdoor Tai Chi or Yoga space
• Lighting
• Public art

• Public Art
• Outdoor classroom 
• Seating
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Whats Happening ? SECTIONS

Section 2: Road A at Parking Aisles

Section 4: Longitudinal Section through the Forest Park and  Wetland

Section 3: Road B at Landscape Bump OutsSection 1: Enhancement area at Ortona Ave R.O.W.

Key Plan
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Whats Happening ? SECTIONS

Key Plan

Section 5: University Boulevard

Section 8: Iva Mann Raised Pedestrian Crossing Section 7: Greenway North of Existing Townhouses

Section 6: Acadia Road
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AERIAL VIEWS

1. High aerial, view looking North

3. Low aerial, view looking Southeast along University Blvd and Acadia Rd

2. Low aerial above University Golf Course, view looking West towards UBC

4. Low aerial, view looking Southeast towards Toronto Rd and Acadia Rd





 
 
 
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 rezoning and land use plan 

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

 Name: _________________________   Address:  _________________________________________ 

Phone: _________________________  Email: ____________________________________________ 

Background Information 

 Did you find the information presented at the series of three pre-application Open Houses useful 

in understanding more about: 

a. The planning process for rezoning Block F                 Yes   No   Don’t know 

b. The preferred development proposal  Yes   No   Don’t know 

 Did you find the community consultation events understandable and helpful? 

   Yes   No   Don’t know 

 

General Comments  

    BLOCK F  ·  OPEN HOUSE #3  ·  COMMENT FORM 

 What features do you like / not like about each or any of the following: 

a. Project Design Objectives 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

b. Nature Preservation: mature trees and wetlands 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

c. Parks and Open Space: location and character, trails, connections to the rest of UEL 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 

Development Concept  



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 Have you visited PlaceSpeak to learn more about the project?   Yes   No   

 

Additional Comments 

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       

 What features do you like / not like about each or any of the following: 

d. Commercial Village and Hotel: location and character 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

e. Residential uses: building forms, location and mix 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

f. Roads: access to/from the site and internal road layout 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

g. Amenities: Day Care, onsite resident’s community centre and community amenity space 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 

Development Concept (con’t) 

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