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EXECUTIVE
SUMMARY

A COMPARISON OF NEIGHBOURHOOD DESIGNS FOR DETACHMENT JERICHO
BY CARL ISAAK

Having been declared a strategic surplus property by the federal government in
2001, the 21.1-hectare former Canadian Forces base at Detachment Jericho in Vancouver
is ripe for redevelopment. Detachment Jericho and a provincially owned adjacent parcel
comprise the Jericho Lands, a 36.6-hectare tract of land situated in a prime location
between Vancouver’s downtown and the University of British Columbia (see Figure 1).
The redevelopment of this publically owned land offers a unique opportunity to design a
showcase residential community based on high standards of sustainability.

Figure 1: Location of the Jericho Lands
This report develops three subdivision designs for Detachment Jericho and
evaluates them using selected criteria from the LEED-ND rating system, a collaboration
between the US Green Building Council, the Congress for the New Urbanism, and the
Natural Resources Defense Council. The chosen criteria assess both the site’s general
suitability for development as well as the sustainability score of each particular design.
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The preparation of the designs was preceded by a survey of the site reviewing its
history, the demographics and land uses in the surrounding community, policies which
may affect development, and physical features. These attributes were then analyzed to
identify the strengths and weaknesses of the Jericho Lands property as well as the
opportunities and threats to its future redevelopment. These results are below in Table 1.
Positive
Strengths

Internal

External

Negative
Weaknesses

• Excellent views of North Shore mountains and
Vancouver’s downtown peninsula.
• No significant waterbodies present on the site.
• Good proximity to central business district and
Broadway Corridor employment areas, UBC,
shops and services, elementary schools, Jericho
Beach, West Point Grey Park, cycling routes.
• Affluent and well-educated population in
surrounding area.
• Single ownership for Detachment Jericho
provides flexibility for phasing development
strategically.

• Woodlot south of Jericho Park may be wildlife
habitat, requiring buffer from development.
• Existing buildings may require demolition in
order to maximize development potential.
• Relatively gradual slope throughout the
Detachment Jericho site may mean development
will block views for surrounding homes.
• Steep slopes at Jericho Hill may limit
development or require costly grading
• Existing low density nature of site may anchor
community resistance to increased densities.
• Institutional tenants at Jericho Hill may oppose
development.

Opportunities

Threats

• Future UBC-Broadway Corridor Rapid Transit
Line offers boost to existing excellent transit
service.
• Regional and municipal policies are supportive
of increasing density and housing variety in
established areas.
• Canada Lands Company, the likely developer,
has experience with redeveloping former military
bases into sustainable residential
neighbourhoods.
• Recognition of military legacy in project through
naming of streets, statues or other memorials
• Commercial services already present in Point
Grey and Jericho Village support walkability of
project.
• Chance to build a “showcase” neighbourhood for
sustainability.

• The redevelopment of the site may be delayed
due to ongoing land claims process with First
Nations.
• Neighbouring community may be opposed to
any development if it will increase traffic or
block their views.
• Vancouver’s real estate market is often labeled a
“bubble”; there may be a risk the project does
not sell at asking prices if the “bubble” bursts.
• Potential lack of public appetite for “sustainable
design” after South East False Creek had
rumours of cost overruns and poor workmanship.
• Upcoming municipal, provincial and federal
elections in 2011 may postpone negotiations
until new administrations are in place.
• Competition from UBC development.

Table 1: SWOT Analysis of Development Potential of Detachment Jericho
The first design maintains the existing single-family zoning and utilizes the
Canadian Mortgage and Housing Corporation’s Fused Grid street and parcel layout.
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The second design adds more housing variety and extends a connected grid of streets
through the site, with a public square at the centre and a linear park along the south edge.

Figure 2: Design 1 – The Fused Grid

Figure 3: Design 2 – Savannah

The third design, based on the Arbutus Walk neighbourhood in Kitsilano,
provides the most dwelling units and park space, and makes use of the existing street
alignments at Detachment Jericho in conjunction with a connected pedestrian greenway.

Figure 4: Land Use Design for Design 3 – Jericho Walk
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The locational attributes of Detachment Jericho scored highly on the LEED-ND
system, indicating that it is an excellent site for redevelopment and intensification, and it
should be rezoned to permit higher densities. The third design, Jericho Walk, achieved
the highest rating of the three designs, and it is the preferred option due to its compact
built form, greater mix of housing types, and sizable conservation area (see Table 2).
Though a final design for the site will require extensive consultation and refinement, the
aim of this report has been to provide some initial design ideas that can help guide the
process to creating a design that achieves recognition for its sustainable features.
Design 1
(Fused Grid)

Design 2
(Savannah)

Design 3
(Jericho Walk)

SMART LOCATION*
IMPERILED SPECIES AND ECOLOGICAL COMMUNITIES*
WETLAND AND WATER BODY CONSERVATION*
AGRICULTURAL LAND CONSERVATION*
FLOODPLAIN AVOIDANCE*
PREFERRED LOCATIONS



















8

8

8

BROWNFIELD REDEVELOPMENT

0

0

0

LOCATIONS WITH REDUCED CAR DEPENDENCE

7

7

7

BICYCLE NETWORK AND STORAGE
STEEP SLOPE PROTECTION
SITE DESIGN FOR HABITAT OR WETLAND AND WATER
BODY CONSERVATION
WALKABLE STREETS*
COMPACT DEVELOPMENT*
CONNECTED AND OPEN COMMUNITY*
WALKABLE STREETS
COMPACT DEVELOPMENT

1
0

1
0

1
1

0

1

1




2
0




2
2




4
5

Evaluation Criteria

MIXED-USE NEIGHBORHOOD CENTERS
0
MIXED-INCOME DIVERSE COMMUNITIES
0
REDUCED PARKING FOOTPRINT
1
STREET NETWORK
0
ACCESS TO CIVIC AND PUBLIC SPACES
1
ACCESS TO RECREATION FACILITIES
1
NEIGHBORHOOD SCHOOLS
1
TOTAL (50 POSSIBLE POINTS)
22
 = Achieved
 = Achievable with changes
*prerequisite (no points awarded)

3
0
3
3
1
1
0
0
1
1
1
1
1
1
31
34
 = Not achieved

Table 2: Evaluation of the Designs by the Selected LEED-ND Criteria
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1.

INTRODUCTION
	
  
The Jericho Lands are a publicly owned 36.6-hectare block of land in the West

Point Grey neighbourhood of Vancouver, located between the University of British
Columbia (UBC) and Vancouver’s downtown core (see Figure 1.1). The eastern 21.1
hectares are a former Department of National Defense (DND) base called Detachment
Jericho that was declared surplus property by the federal government in the 1995 budget,
and is currently undergoing decommissioning. The provincial government owns the 15.5
hectares on the west side of the property (named Jericho Hill for the purpose of this
report), and their land is currently being used by West Point Grey Academy, a private
school, and the West Point Grey Community Centre (see Figure 1.2).
Due to its superb location and abundant community amenities, the West Point
Grey neighbourhood is one of the most expensive areas for real estate in Canada. The
federal and provincial governments initiated a redevelopment planning process for the
Jericho Lands in the early 1990s that was shortly abandoned for political reasons, and are
again at present commissioning joint studies to determine the development potential of
the Jericho Lands. It is likely both Detachment Jericho and Jericho Hill will be eventually
redeveloped as primarily residential neighbourhoods.
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Figure 1.1: Location of Jericho Lands
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Figure 1.2: Jericho Hill and Detachment Jericho
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As it is publically owned property in a well-established neighbourhood,
redevelopment proposals for the Jericho Lands will be closely scrutinized. One of the
expectations that the community and stakeholders are likely to have is that the project
meets high standards for sustainability. There is widespread concern in North America
that urban growth has often taken a sprawling form that is damaging to sensitive
ecosystems, wastes non-renewable resources, and forces people into car-dependent
lifestyles that maximizes the production of harmful greenhouse gases. Sustainable
community design is an attempt to address these issues through strategies such as
promoting compact, pedestrian-friendly environments and developing only in appropriate
locations. Many municipal governments have recognized the importance of achieving
sustainable urban form, both for the intrinsic benefits to the environment it provides and
for the competitive advantage it offers a city looking to attract investment and the
creative class. In 2009, Vancouver’s mayor launched a campaign to become the “World's
Greenest City by 2020,” indicating a strong commitment to sustainable development
patterns. Given this momentum, the future redevelopment of the Jericho Lands offers a
key opportunity to showcase sustainable community design.
This report presents and evaluates three preliminary design concepts for
Detachment Jericho according to a selected set of sustainability criteria. The two major
intentions, or research questions, of the report are to determine whether the subject site is
an appropriate location for sustainable development and to use the design evaluations to
generate design recommendations for Detachment Jericho that will highlight integral
requirements for achieving recognition for sustainable design, hopefully assisting in the
process of producing the best design possible for the site. The criteria used in the
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evaluation are drawn from the Leadership in Energy Efficiency and Design for
Neighbourhood Development (LEED-ND) standard.
The three designs differ mainly in their circulation pattern, housing densities, and
in their provision of conservation areas and park spaces. To provide a baseline or status
quo scenario, the first design alternative maintains the existing single-family large lot
residential zoning, while introducing a Fused Grid street pattern developed by the Canada
Mortgage and Housing Corporation, which emphasizes pedestrian connectivity through
the site and discontinuous streets to discourage vehicular through traffic. The second
option adds smaller lots, multi-family dwelling units and a grid street pattern, and is
based on a design concept for the Jericho Lands that was created in 2000 on behalf of
West Point Grey Academy. The third design increases the housing density significantly
by proposing a mainly low-rise to mid-rise apartment form, with a green buffer around
the development’s north and south edges, and a central pedestrian greenway forming a
spine to connect various park spaces located throughout the site. This design is based on
the Arbutus Walk, a redevelopment project in the Kitsilano neighbourhood immediately
east of West Point Grey.
The report is structured into six chapters. After the introduction, Chapter 2
expresses the method that was used for the research in this report, including a brief
description of the sustainability criteria that were chosen for the evaluation and the
rationale behind choosing them from the LEED-ND standard. Chapter 3 offers a
preliminary survey of the Jericho Lands’ history, community context, policy
environment, and physical attributes, and concludes with a summary analysis of the
strengths, weakness, opportunities and threats that may factor in the development of the
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site. Chapter 4 describes and details the three design options. Chapter 5 provides the
evaluation of all three designs, along with a brief reflection of how altering the density in
the Fused Grid option might change its sustainability score. Lastly, Chapter 7 concludes
the report with design recommendations for the redevelopment of Detachment Jericho,
some deliberation on the appropriateness of the research method used for this project, and
suggestions as to what the next steps may be for creating a sustainable community at the
Jericho Lands.
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2.

METHOD
Since Sir Patrick Geddes articulated the fundamental rational planning approach

of “Survey, Analysis and Plan” (1968), methods for achieving urban design solutions
have generally been based on some variation of the Geddesian framework. In Urban
Design: Method and Techniques, Moughtin et al. (2003) expand on Geddes’ planning
method to emphasize the inherently iterative nature of planning, as well as to identify
some of the intermediate steps omitted in Geddes’ maxim (Figure 2.1).

Figure 2.1: The Urban Design Process
The research method for this report consists of four phases correlated to the first five
steps of Moughtin’s planning process: preparation of evaluation criteria (Goals), data
gathering (Survey) and analysis, generation of designs (Alternatives), and evaluation of
design alternatives (Evaluation). The Plan and Monitoring stages identified by Moughtin
are beyond the scope of this report. Though each research phase has its own discrete
tasks, in practice the phases themselves overlap throughout the completion of the process.
2.1.
	
  

PHASE 1: PREPARATION OF EVALUATION CRITERIA
The first phase consisted of selecting sustainability criteria to evaluate the designs

generated in Phase 4. While other sustainability-based rating systems are available (see
Hofer, 2009 for examples), LEED-ND was chosen as the rating system largely because it
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was felt that the evaluation of design alternatives would be less subjective due to LEEDND’s rigorous scoring method. Further, due the widespread recognition of LEED in
North America (the standards are used by the City of Vancouver, Province of British
Columbia, and Government of Canada to rate their own buildings), and the broad
coalition that created LEED-ND (the U.S. Green Building Council, the Natural Resources
Defense Council and the Congress for the New Urbanism), it is likely that the LEED-ND
rating system will gain prevalence in the market and have an impact on future planning
practice. Though LEED-ND does not measure all the goals planners may want to achieve
for a site or neighbourhood, particularly some social and cultural objectives, it does offer
a concrete system for measuring a range of sustainability criteria.
LEED-ND’s scoring method includes both mandatory criteria (‘prerequisites’) for
which no points are awarded, and optional criteria (‘credits’) that have a varying amount
of possible points; “each credit is allocated points based on the relative importance of the
neighborhood-related impacts that is addresses” (USGBC 2010, xiii). The criteria and
possible points are divided into five categories (see Table 2.1). Projects that achieve
enough points are awarded a corresponding certification level, (see Table 2.2).
Possible
Points

Certification Level

Required Points

Smart Location and Linkage

27

Certified

40-49 points

Neighbourhood Pattern and Design

44

Silver

50-59 points

Green Infrastructure and Buildings

29

Gold

60-79 points

Innovation and Design Process

6

Platinum

80 points and above

Regional Priority Credit

4

Category

Total

Table 2.2: LEED-ND Certification Levels

110

Table 2.1: LEED-ND Categories and Points
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In order to employ the LEED-ND rating system to evaluate the design
alternatives, some modification of the system was required. As this report is primarily
concerned with neighbourhood design as opposed to particular green building techniques,
the rating system was condensed to only include criteria that measured community
design-related characteristics or site location attributes, although the ultimate design
should consider all LEED-ND categories and credits. Further, many criteria in the Green
Infrastructure and Buildings category require detailed information regarding building
performance or site management that would either not be obtainable or too speculative at
a conceptual design level. The two minor categories “Innovation and Design Process”
and “Regional Priority Credit” were also removed in their entirety for the same reason.
The retained criteria, with a total of 50 possible points, were used to evaluate the
design alternatives (see Table 2.3 below). The Smart Location and Linkage score
evaluates the appropriateness of the site itself, while the Neighbourhood Pattern and
Design category compares the individual designs. It was expected that each of the design
alternatives would receive essentially the same scores in the Smart Location and Linkage
category, as these criteria as typically based on site factors unrelated to the actual design;
achieving a high score in this category indicates that the selected site is appropriate and
has high potential for sustainable development.
Category

Possible Points

Smart Location and Linkage

19

Neighbourhood Pattern and Design

31

Total

50

Table 2.3: Modified LEED-ND Criteria and Possible Points
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Table 2.4 below presents the LEED-ND evaluation criteria that were judged
applicable, states the ‘intent’ behind the credit or prerequisite, summarizes the method
used for measuring whether the criteria has been met, and provides references to relevant
literature that describe in further detail the importance of each particular criteria.
Table 2.4: Modified LEED-ND Evaluation Criteria
Evaluation Criteria

Intent

Measurement Methods

References

SMART LOCATION
(Prerequisite)

To develop near existing
infrastructure, reduce
vehicle trips, encourage
active transit and limit
development footprint.

Presence of existing
infrastructure, location on an
infill site, 50% of dwellings
within ¼ mile of frequent
transit service.

LaGro (43), Farr
(114), Barnett
(56)

IMPERILED SPECIES AND
ECOLOGICAL
COMMUNITIES#
(Prerequisite)

To conserve imperiled
species and ecological
communities.

Absence of imperiled
species on site, or use of
habitat conservation plan.

LaGro (127),
Lynch (32, 172),
Beer (278)

WETLAND AND WATER
BODY CONSERVATION
(Prerequisite)

To preserve water quality,
natural hydrology, habitat,
and biodiversity.

AGRICULTURAL LAND
CONSERVATION
(Prerequisite)

To preserve irreplaceable
agricultural resources.

FLOODPLAIN
AVOIDANCE
(Prerequisite)

To protect life and
property, promote open
space and habitat
conservation, and enhance
water quality and natural
hydrological systems.

Absence of wetlands or
water bodies, or
development that does not
impact such areas.
Project not located on prime
soils or agricultural
preservation lands.
Project not located on 100year floodplain as defined by
local floodplain management
agency, or develop only on
non-floodplain portion of
site.

PREFERRED LOCATIONS
(8 Points)

To encourage development
within existing cities,
suburbs, and towns to
reduce adverse effects
associated with sprawl.

Project is located on an infill
site, or is in an area with
high connectivity, or
contains mixed-income
affordable housing.

LaGro (43), Farr
(114), Barnett
(56)

BROWNFIELD
REDEVELOPMENT
(1 Points)

To encourage the reuse of
land by developing sites
that are complicated by
environmental
contamination, thereby
reducing pressure on
undeveloped land.

Project is located on a site
defined as a brownfield by a
government agency, and site
is remediated to approval
level of controlling
authority.

LaGro (51),
Barnett (5)

LOCATIONS WITH
REDUCED AUTOMOBILE
DEPENDENCE
(7 Points)

To reduce motor vehicle
use, thereby reducing
greenhouse gas emissions
and other air pollution.

Project is located in an area
well-served by public transit.

Farr (114),
Williams (74)

1. Smart Location and Linkage
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Beer (280),
LaGro (110), Farr
(175)
McHarg (60)

McHarg (58)

Evaluation Criteria

Intent

Measurement Methods

Reference

BICYCLE NETWORK AND
STORAGE
(1 Points)

To reduce motor vehicle
usage and traffic
congestion, and encourage
physical activity

Project is located within ¼
mile of an existing bicycle
network at least 5
continuous miles in length.
Also provide bike storage.

Sucher (90), Farr
(165)

STEEP SLOPE
PROTECTION
(1 Point)

To minimize erosion to
protect habitat and reduce
stress on natural water
systems by preserving
steep slopes in a natural,
vegetated state.

Project is located on site that
has no existing slopes
greater than 15% or avoids
disturbing portions of site
where the slope is greater
than 15%.

McHarg (60)

SITE DESIGN FOR
HABITAT OR WETLAND
AND WATER BODY
CONSERVATION
(1 Point)

To conserve native plants,
wildlife habitat, wetlands,
and water bodies.

Project is not located within
100 feet of significant
habitat, or does not disturb
significant habitat.

LaGro (110), Farr
(175)

WALKABLE STREETS
(Prerequisite)

To reduce motor vehicle
usage, promote walking
and thereby support public
health.

Amount of entries facing
public spaces, proportion of
building frontage height to
street width, presence of
continuous sidewalks,
absence of garages.

Sucher (45), Farr
(151)

COMPACT
DEVELOPMENT
(Prerequisite)

To conserve land, support
public transit, and
encourage active
transportation.

Amount of dwelling
units/density per acre of
buildable land.

Williams (24),
Farr (102)

CONNECTED AND OPEN
COMMUNITY
(Prerequisite)

To promote projects that
have high levels of internal
connectivity and are well
connected to the
community at large.

Amount of intersections per
square mile (internal to the
project).

Farr (148),
Sucher (73)

Achievement of some
portion of 16 detailed
criteria (façade distance
from property line, etc).

Sucher (45, 66),
Farr (151)

Amount of dwelling
units/density per acre of
buildable land.

Williams (24),
Farr (102)

To cluster diverse land
uses in accessible
neighborhood centers to
encourage non-motorized
modes of transportation.

Amount of diverse uses
within ¼ mile walking
distance of the project
boundary.

Sucher (22),
Jacobs (198)

To promote equitable and
engaging communities by
enabling residents from a
wide range of backgrounds
to live in a community.

Score on the Simpson
Diversity Index (an indicator
of housing diversity) is
greater than 0.5, or include a
% of affordable housing.

Jacobs (187)

2. Neighborhood Pattern and Design

WALKABLE STREETS
(12 Points)
COMPACT
DEVELOPMENT
(6 Points)
MIXED-USE
NEIGHBORHOOD
CENTERS#
(4 Points)

MIXED-INCOME DIVERSE
COMMUNITIES
(3 Points)

	
  

To reduce motor vehicle
usage, promote walking
and thereby support public
health.
To conserve land, support
public transit, and
encourage active
transportation.

11	
  

Evaluation Criteria

Intent

Measurement Methods

Reference

REDUCED PARKING
FOOTPRINT
(1 Point)

To increase pedestrian
orientation, reduce motor
vehicle usage, and
encourage walking.

Amount of off-street parking
lots is below a certain level,
and both carpool spaces and
bicycle storage is provided.

Farr (162),
Sucher (170)

STREET NETWORK
(2 Points)

To promote projects that
have high levels of internal
connectivity and are well
connected to the
community at large.

Project through-streets
intersect or terminate at least
every 400 feet.

Farr (148),
Sucher (73)

ACCESS TO CIVIC AND
PUBLIC SPACES
(1 Point)

To improve physical and
mental health and social
capital.

ACCESS TO RECREATION
FACILITIES
(1 Point)

To improve physical and
mental health and social
capital.

NEIGHBORHOOD
SCHOOLS
(1 Point)

To promote community
interaction and
engagement by integrating
schools into the
neighborhood.

2.2.
	
  

Project is located within ¼
mile walking distance of a
civic or passive-use space at
least 1/6th of acre in size.
Project is located where a
recreational facility is within
½ mile walking distance of
90% of dwelling units
entrances.
At least 50% of the dwelling
units in the project are
within a ½ mile walking
distance from a elementary
school or 1 mile walking
distance from a high school.

Farr (169),
Alexander (348)

Alexander (363),
Farr (19)

Alexander (420)

PHASE 2: DATA GATHERING AND ANALYSIS
During the second phase of the report site-specific information was acquired to

provide guidance for the generation of the design alternatives and to provide the context
for the site. This survey phase used several methods of obtaining data, and focused on
four areas of inquiry: site history, physical features, community context and the policy
environment.
Information regarding the site’s history was largely obtained through a review of
literature pertaining to Vancouver’s historical growth (e.g. MacDonald; Howay) and sitespecific historic information was acquired from environmental assessments conducted by
Dillon Consulting on behalf of the Department of National Defence.
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To collect data on the site’s physical features, an initial site visit to the DND
Detachment Jericho was conducted in September 2010, followed by another site visit in
December 2010 that primarily focused on increasing familiarity with the Jericho Hill site
owned by the provincial government. GIS data - including street networks, block
outlines, parcel boundaries, intersection locations, and satellite imagery - was collected
from the City of Vancouver’s online Open Data Catalogue, and public transit GIS
information was obtained from the University of British Columbia’s TransLink Transit
GIS Data collection (Translink, 2010). Several of the government agencies responsible
for the site were informed of the intentions of the research and were requested to provide
background information for the report. Environmental assessments containing
comprehensive site data for the DND property were obtained from DND Real Property
staff members in Ottawa, and DND personnel in Vancouver and Chilliwack also
provided schematic plans showing existing site infrastructure. An employee from the
Canada Lands Company provided two preliminary concept plans for the Jericho Lands
that assisted in generating plausible design alternatives (see Appendix I).
To gain a sense of the community context for the Jericho Lands, statistical
information for the population in the census tracts surrounding the site was obtained from
Statistics Canada’s online database. The site visits to the Jericho Lands included a
walking tour of adjacent residential and commercial areas, which enhanced the author’s
knowledge of surrounding land uses in West Point Grey derived from previous visits.
Further, documents related to previous redevelopment initiatives for the Jericho Lands
such as meeting minutes, community association statements, and consulting contracts
were viewed at the City of Vancouver Archives. Though public consultation for the
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actual redevelopment of the Jericho Lands is likely and desirable, for the purpose of this
report, it was not required.
To develop an understanding of the policy environment, publically accessible
policy documents were obtained from several government agencies. These included
regional planning policies such as Metro Vancouver’s Regional Growth Strategy,
Translink’s Transport 2040, and municipal policy documents such as zoning regulations,
Vancouver 2020: A Bright Green Future and the recently approved West Point Grey
Community Vision. A parliamentary Question Period response regarding current federal
government plans for the Jericho Lands was provided by the staff of Joyce Murray, MP
for Vancouver Quadra. Though the site will be the subject of First Nations land claims
negotiations, the scope of this report did not include obtaining information related to that
process.
Throughout the survey phase, the data that was gathered was analyzed to assess
the site’s strengths, weaknesses, opportunities and threats (SWOT) in terms of its future
redevelopment. The implications arising from each survey section are both discussed
within the relevant section and summarized at the end of the Chapter 3 in a SWOT table.
2.3.
	
  

PHASE 3: GENERATION OF DESIGN OPTIONS
The three design alternatives were produced and refined using AutoCAD Civil

3D, ESRI ArcGIS 9.3, and Adobe Illustrator software. The designs were intended to
provide a distinct range of alternatives, from low-density detached housing to a more
urban mid-rise apartment format. One of the designs was based on a prior concept for the
site, and the remaining two designs were based on external models of residential
development.
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The first alternative was based on the existing single-family residential zoning for
the site, and utilizes a unique street configuration developed by a research team at the
Canada Mortgage and Housing Corporation (CMHC) that maximizes pedestrian
connectivity while reducing through traffic. The second alternative was based on a design
produced by Vancouver’s CIVITAS Urban Design firm at the request of West Point Grey
Academy, a private school that occupies part of the provincially owned Jericho Hill
parcels. The second design features ample park space and a formal street-grid layout
reminiscent of the historic pattern of Savannah, Georgia. The third design alternative was
based on the Arbutus Walk development in the adjacent Kitsilano neighbourhood, chosen
because it was developed in what was once a mainly single-family home area. The
Arbutus Walk features mid-rise apartment buildings separated by landscaped pathways
and a pedestrian-priority circulation system inspired by the Dutch woonerf movement.
2.4.

PHASE 4: EVALUATION OF DESIGN OPTIONS
Phase 4, the evaluation of design alternatives, consisted of applying the modified

LEED-ND criteria identified in Phase 1 to each of the designs to assess their
sustainability score. In order to measure spatial attributes of the design alternatives, such
as distances to diverse and intersections per square mile, a GIS software tool called the
“LEED-ND Connections Tool” was employed. This ArcMap extension was developed by
Criterion Planners and is typically only distributed to participants of registered LEEDND projects; however Criterion Planners was willing to share the software for the
purpose of academic research. From the evaluation of the modified LEED-ND criteria,
recommendations were made regarding the design most likely to rate high on the LEEDND scale for this site.
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3.
	
  

SITE SURVEY AND ANALYSIS
The following chapter presents an overview of the subject site, including: a

history of the Jericho Lands, the current community context, some relevant government
policies that may effect future development, and a summary of the physical attributes.
	
  
3.1. SITE HISTORY
	
  
Pre-European Settlement
The Jericho Lands are located in what has been identified as the traditional
territories of the Musqueam, the Squamish, and the Tsleil-wauthuth First Nations, all
members of the Coastal Salish cultural and linguistic group (Dillon AOA, 11). Prior to
European contact, the Jericho Beach area north of the Jericho Lands was used as a winter
settlement site for both the Musqueam and Squamish First Nations, who may have shared
the settlement site due to intermarriage between the two groups. The settlement was
reportedly named Eyalmo in the Squamish language and i7iyelmexw in Musqueam.
The Coastal Salish peoples typically located their villages as close as possible to
the natural resources they required, and the Jericho Beach site was noted for being ideal
for salmon, trout, and smelt fishing, shell fish harvesting, and for hunting deer in the
nearby forests (AOA, 13). Prior to the logging endeavours of European settlers, the
Jericho Lands themselves were heavily wooded, as was much of the Burrard Peninsula.
Though Spanish and English expeditions passed through the area as early as 1791
(including the eponymous George Vancouver in 1792 and Simon Fraser in 1808),
European settlement did not occur in the Vancouver area until British Columbia was
proclaimed a Crown Colony in 1858 and simultaneously a gold rush attracted “a sudden
influx of transient miners” (Macdonald, 14).
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European Settlement to World War II
Soon after becoming a colony, several large plots of land were set aside in British
Columbia as naval reserve lands to provide lumber for the Royal Navy, including 110
waterfront acres near the First Nations village on Jericho Beach (Howay, 101). A logging
camp was founded on the inlet by Jeremiah Rogers in 1865, and the area became known
after him as “Jerry’s Cove”, which was later shortened to the colloquial form “Jericho”.
Though some parts of the original naval reserve were auctioned off by the
government in subsequent decades, the Jericho Lands themselves have remained under
public ownership (both provincial and federal) since their original designation as naval
reserve lands. A variety of user groups, both public and private, made use of the site in
the period before World War II began.
The Jericho Golf and Country Club first built a small course in 1892 on the
shoreline, and after that was ruined by the weather they built another small course in
1905, which was finally expanded to an 18-hole course in 1924 that included portions of
the Jericho Lands. The Jericho Boys’ Industrial School, a reformatory, was founded in
1904 on the provincially owned portion of the Jericho Lands, the first in a series of
educational institutions that would occupy the property. In 1922, the British Columbia
School for the Deaf and Blind was established at Jericho Hill. The first sign of a
permanent military presence came in 1922 when the Royal Canadian Air Force (RCAF)
built a small station on Jericho Beach for amphibious aircraft, which was enlarged in
1936 to become the RCAF’s Western Air Command.
The West Point Grey area surrounding the site began developing as a mostly
single-family neighbourhood in 1910s and 1920s.
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World War II: Wartime Base
With the onset of the Second World War, the growing needs of the military
quickly displaced previous users of the Jericho Lands. The RCAF used the facilities of
the School for the Deaf and Blind to house its personnel, and the golf club agreed to
release their land to support the war effort. Many of the buildings currently at
Detachment Jericho were built during the war, including the Army Headquarters
building.
Post-World War II to Present
After the war, the military’s needs subsided and the size of the military base was
periodically reduced. The most significant change came in 1969 when Prime Minister
Trudeau transferred the ownership of the land north of West 4th Avenue to the City of
Vancouver for use as parkland, after many local politicians waged a long public
campaign to get the property from the federal government. The Jericho Hill School for
the Deaf and Blind was reinstated after the war, and was joined on the same property in
1978 by the Justice Institute of BC, a provincial training facility for police officers.
In 1990, the provincial government initiated a planning process for the Jericho
Lands, and the City of Vancouver prepared a Terms of Reference for a consulting group
and organized a Jericho Lands Steering Committee for that purpose. This process was
halted in June 1992 by the city primarily due to ongoing First Nations land claims issues
regarding the property.
The Jericho Hill School for the Deaf was closed in 1992 due to revelations of a
long history of abuse between students and staff. The Justice Institute of BC was
relocated from Jericho Hill to New Westminster in 1995. In 1996 the West Point Grey
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Academy, a private school, was established at Jericho Hill and is presently still operating
there. Other current uses of the provincially owned site include the Jericho Hill
Community Centre, which features a cafeteria and gymnasium, a Montessori education
program, and a frisbee golf course.
The provincial custodian of their site, British Columbia Building Corporation
(BCBC), submitted a preliminary subdivision proposal for their land in 1999; due to the
dissatisfactory nature of the proposal, the City rezoned the property as a comprehensive
development zone (CD-1) so that future development applications for the site would have
to be approved directly by City Council.
The federal government’s budget of 1995 announced the closure of several
Canadian Forces Bases, including CFB Chilliwack and Detachment Jericho. The
Detachment Jericho property was designated as strategic surplus property in 2001, and
has yet to be transferred to the Canada Lands Company for redevelopment and disposal.
A written DND response to Vancouver Member of Parliament Joyce Murray’s question
period inquiry regarding the future of the DND-owned Jericho Lands indicated that
consultations with the First Nations were expected to begin in 2010, and the regimental
headquarters is expected to be relocated from the property in 2013. Coriolis Consulting, a
Vancouver real estate and development consultancy, has been retained by both levels of
government to provide an analysis of the development potential of the Jericho Lands.	
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3.2. COMMUNITY CONTEXT
	
  
Population Attributes
A profile of the existing residents in the area surrounding the Jericho Lands
provides a reliable approximation of the probable occupants and users of new
development at the subject site. Understanding the characteristics of the neighbouring
population will also be useful for the developer during the community engagement
process, which will likely be required before development approval is obtained.
The subject site is located in West Point Grey, one of Vancouver’s most desirable
neighbourhoods. Table 3.1 displays selected census data for West Point Grey and the
Vancouver Census Subdivision (CSD), with both regions indexed to provincial averages
(e.g. West Point Grey’s average dwelling value is indexed at 258, meaning the level is
258% higher than the provincial average). The boundaries for West Point Grey and
Vancouver (in green) are shown in Figure 3.1 below.

	
  
Figure 3.1: Vancouver Census Subdivision and West Point Grey boundaries
(Source: vancouver.ca/community_profiles/communitylist.htm)
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2006 Census Data for West Point Grey and Vancouver (Census Subdivision)
West Point Grey Index
Vancouver
Index
Total Population
12,995
578,040
Population Growth, 2001 - 2006
315 (2.5%)
32,371 (5.9%)
Households
5,385
253,215
Total private dwellings
5,799
273,804
Land area in square kilometres
4.4
114.7
Persons per square kilometre
2,922.2
5,039.0
Dwellings per square kilometre
1,304.5
2,386.9
Median Age
41.6
38.7
Average persons per household
2.4
2.2
Occupied private dwellings by tenure
Owned Dwellings
64%
92
48%
69
Rented Dwellings
36%
118
52%
172
Building stock by type
Single-detached house
2,340 (43%)
88
48,365 (19%)
38
Semi-detached house
60 (1%)
36
3,760 (1%)
48
Row house
65 (1%)
17
8,225 (3%
47
Apartment, duplex
1310 (24%)
238
42,765 (17%)
165
Apartment less than 5 storeys
1170 (22%)
103
88,180 (35%)
166
Apartment 5 or more storeys
430 (8%)
111
61,325 (24%)
338
Other single-attached house
5 (0%)
45
465 (0%)
90
Movable dwelling
0 (0%)
0
120 (0%)
1
Dominant building type
Single-detached
Single-detached
Dominant period of construction
Before 1946 (40%)
506 Before 1946 (18%)
230
Average value of owned dwelling
$1,078,512 257.6
$628,682
150
Average gross monthly rent
$1,114
134
$898
108
Average individual income
$61,964
179
$36,605
106
Average household income
$121,192
179
$68,271
100
Private households earning more than $100,000
2,095 (39%)
208
45,230 (18%)
95
Labour force
7,315
330,480
Labour force by occupation
Health Professionals
455 (6%)
551
6,570 (2%)
176
Teachers and Professors
990 (14%)
367
16,315 (5%)
133
Highest education attainment
No certificate, diploma, or degree
775 (7%)
35
83,190 (17%)
84
High school certificate
2,150 (20%)
70
117,650 (24%)
84
Apprenticeship or trades certificate or diploma
405 (4%)
33
31,485 (6%)
58
College, CEGEP or other non-university certificate/diploma
1,200 (11%)
65
72,595 (15%)
87
University certificate or diploma below bachelor level
605 (6%)
101
30,945 (6%)
114
Bachelor's degree
2,930 (27%)
217
103,135 (21%)
169
University certificate or diploma above bachelor level
475 (4%)
222
13,205 (3%)
136
Degree in medicine, dentistry, veterinary medicine or optometry
390 (4%)
599
5755 (1%)
195
Master's degree
1,360 (12%)
333
32,285 (6%)
174
Earned doctorate
685 (6%)
789
7,560 (2%)
192
Mode of transportation to work
Car, truck, van, as driver
3,380 (59%)
81
144,480 (51%)
71
Car, truck, van, as passenger
245 (4%)
55
17,150 (6%)
79
Public transit
1,020 (18%)
171
70,475 (25%)
243
Walked to work
460 (8%)
115
34,250 (12%)
177
Bicycle
555 (10%)
486
10,415 (4%)
187
All other modes
110 (2%)
130
3,780 (1%)
92
Immigrant population as percentage of total population
30.7%
113
45.1%
166

Table 3.1: Selected Population Attributes for West Point Grey and Vancouver
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Residents of the West Point Grey neighbourhood exhibit a high degree of
affluence in key socio-economic indicators such as income, education, and occupation.
The average individual income is 179% greater than the provincial average, and there are
approximately twice the proportion of households earning over $100,000 than in British
Columbia overall. West Point Grey, like Vancouver, contains proportionately fewer
residents who have not completed university, and substantially higher proportion of
residents who have earned advanced university degrees. The high level of education is
also reflected in the proportion of health professionals who live in West Point Grey
(551% greater than the provincial average), and the proportion of teachers and professors
in the area (367% higher than the provincial average). Other noteworthy characteristics of
the work force residing in West Point Grey is that 10% commute to work by bicycle, 8%
by walking, and another 18% by public transit. Though the dominant mode of
transportation is still the private automobile (59%), this proportion is less than in British
Columbia overall. Finally, like Vancouver, a significant amount of the residents of the
neighbourhood are immigrants (30.7% in West Point Grey and 45.1% in Vancouver
CSD).
In terms of housing tenure, ownership rates in West Point Grey are similar to
provincial averages. The dominant building type in West Point Grey is the singledetached home (43%), and followed by duplex apartments (24%) and apartments less
than 5 storeys (22%). The relatively long-established nature of the neighbourhood is
evidenced by the fact that 40% of private dwellings were constructed prior to 1946, five
times higher than the provincial average. While the average value of owned dwellings in

	
  

22	
  

West Point Grey is 258% higher than the provincial average, average gross monthly rates
are only 134% greater.
Based on the census information, it can be assumed that West Point Grey’s
population is generally very well educated and affluent. Above average dwelling values
and monthly rents indicate that there is strong demand for housing in this area. The
housing product demanded by this market and best fitted to the neighbourhood will likely
be higher end. Given the existing high rates of commuting by walking, cycling, and
transit, it is probable that new developments that support those modes of transportation
will be well received by the community at large. Alternately, there is also a history of
opposition to intensification in the West Point Grey area, and in the west side of
Vancouver more generally (see Patrick, 1999).
Neighbouring Land Uses
The Jericho Lands are situated in a primarily residential area. As a longestablished community West Point Grey benefits from having several thriving
commercial streets and civic facilities such as parks, recreation centres and library
branches within walking distance of most dwellings. The following section describes the
land uses immediately adjacent to the subject site, and Figure 3.2 provides an illustration
of the land uses in the wider vicinity.
The northern edge of the site is opposite Jericho Beach Park, a popular leisure and
recreational destination. The park contains forested areas close to the subject site, as well
as ponds, open grassy areas, and a sandy beach adjacent to the water. Jericho Beach Park
is home to the Jericho Sailing Centre, numerous beach volleyball leagues, a large youth
hostel, and an annual folk music festival. The northwest corner of the site is adjacent to a
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single-family residential area, and the north-east corner is bordered by several threestorey apartments, two of which are public housing complexes (Steeves Manor is
operated by B.C. Housing and Habitat Villa by Metro Vancouver Housing Corporation).
A public elementary school and park enclose the western boundary of the site.
The park offers a variety of outdoor recreation facilities and play areas.
The southern limits of the subject site are adjacent to several blocks of singlefamily homes, with a Catholic place of worship and affiliated elementary school also in
close proximity. Due to the slope of the land, the houses in this area enjoy a panoramic
view over the Jericho Lands towards the North Shore mountains.
The eastern flank of the site is bordered by multi-unit housing, with the exception
of a former gas station lot on the north end that is currently vacant. South of the vacant
lot is an 11-storey apartment building followed by 3-storey courtyard apartments on the
three consecutive blocks to the south. Another public elementary school is located three
blocks east of the Jericho Lands.
As shown in Figure 3.2, there are three commercial streets in the general vicinity
of the Jericho Lands. Point Grey Village is name of the shopping area to the southwest on
West 10th Avenue, and on the east side of the site both West 4th Avenue and West
Broadway provide retail, food, and other commercial services, with many of the
commercial uses on West 4th Avenue being located in the Jericho Village Shopping
Centre on the southwest corner of Alma Street. Also indicated on Figure 3.2 are
additional places of worship, a community centre, library branch, fire hall, and secondary
school.
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Though West Point Grey is predominantly a single-family neighbourhood, the
area is mature and contains a variety of uses to cater to residents’ needs. An analysis of
the neighbouring uses generated the following considerations:

•

Due to the existing multi-unit residential buildings buildings along West 4th
Avenue and Highbury Street, that may be an appropriate location for additional
higher density buildings on the Jericho Lands. Alternately, the north edge of the
site could be redeveloped with commercial uses as a continuation of the Jericho
Village shopping area.

•

The two public housing agencies in the area may be interested in providing
affordable housing on site, given that the land is already publically owned.

•

Though there are already one private and two public elementary schools in close
proximity to the site, redeveloping the Jericho Lands and adding new families to
the area may require reserving a school site on the property. Further, as West
Point Grey Academy (a private pre-kindergarten to Grade 12 school) already uses
the site, they will likely be interested in staying.

•

The abundant park space to the north and the west of the Jericho Lands may
provide opportunities to link park space off site with new park spaces on site,
enhancing recreational opportunities or even restoring ecological integrity.

•

The panoramic views enjoyed by the houses to the south could likely be retained
even with extensive development of the site because of the sloping terrain. New
development should attempt to minimize loss of views by taking advantage of the
natural slopes.
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Circulation and Linkages
The site is conveniently located for all transportation modes. The major east-west
traffic route through West Point Grey to UBC or the downtown peninsula is the
Broadway Corridor, which runs parallel to Jericho Lands 200 metres to the south along
West 10th Avenue (and to the east along Broadway Avenue); this major arterial road
typically has four lanes for traffic and two parking lanes. The other major east-west road
is West 4th Avenue, which also has four lanes of traffic and two on-street bicycle lanes in
the vicinity of the subject site. Driving times between the Jericho Lands and the
downtown peninsula are 10 minutes for the West 4th Avenue route and 15 minutes for the
Broadway Corridor route. Both routes are approximately five minutes from UBC. Alma
Street, one block to the east of the site, provides four lanes for traffic heading north and
south. The regular grid pattern and relatively short blocks surrounding the site provide
multiple route options to access the main thoroughfares.
Public transit is provided along West 4th Avenue, West 10th Avenue, and Alma
Street. The closest transit stops to the Jericho Lands are on West 4th Avenue, which has
four bus routes passing through, though due to the size of the site, some residents may be
closer to the stops on the other streets. The highest level of service is provided on West
10th Avenue (the Broadway Corridor), which also has four routes including the 99 B-Line
bus that is the major transit connection to UBC. Despite the high level of service, buses
are frequently full as over 100,000 trips per day are made along the Broadway Corridor.
Cyclists have two major designated routes through the area, shown in Figure 3.3:
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Figure 3.3: Major Cycling Routes Adjacent to the Jericho Lands
The Seaside bicycle route consists of some on-street sections through quiet
residential streets but is primarily a waterfront pathway through public park areas. The
route connects with the downtown via a separated bike lane over the Burrard Street
Bridge, and after the bridge riders have the option of continuing on Hornby Street
through the downtown core or following the path along the waterfront around Stanley
Park and the entire peninsula. The Off-Broadway route parallels the busy Broadway
Corridor on quiet residential streets and provides easy access to the major employment
centres situated in the corridor.
The West Point Grey neighbourhood generally offers a very good environment
for pedestrian circulation. In addition to sidewalks on both sides of the street that are
often separated from traffic by a grass buffer and parking lane (see Figures 3.4 and 3.5),
the blocks in the area also typically have alleyways that offer additional route choice for
pedestrians. The neighbourhood benefits from mature street trees that provide shade and
an attractive setting for walking, and the three commercial areas and numerous civic
facilities surrounding the Jericho Lands provide many appealing destinations within
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convenient walking distance. Some of the slopes in the area, while producing an
attractive landscape, could be difficult to traverse for mobility challenged individuals.

Figure 3.4: Adjacent Local Street - Crown Crescent (50 ft) (Source: Google Street View)

Figure 3.5: Adjacent Local Street – West 9th Avenue (66 ft) (Source: Google Street View)
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Circulation surrounding the subject site is more than adequate for all modes of
transportation. Some of the implications for redevelopment include:

•

The Seaside and Off-Broadway cycling routes could be connected by a path
through the Jericho Lands, providing new residents with more direct access to
both routes.

•

Given that transit service is provide along the north and south edges of the Jericho
Lands, it may be appropriate to locate higher densities in areas closer to the transit
stops. The grid system may also help to diffuse traffic generated from the
redevelopment rather than channeling traffic to fewer intersections.

•

Imitating the existing gridiron street pattern and mid-block alleys in the
surrounding area may be a way to integrate development on the Jericho Lands
with the surrounding neighbourhood. Conversely, retaining portions of the
existing street pattern particularly on the Detachment Jericho may be a way to
conserve the site’s unique identity.
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3.3.
	
  

POLICY ENVIRONMENT
The following section identifies the major federal, provincial, regional and

municipal policies that could potentially affect the development of the Jericho Lands.
Each level of government’s relevant policies are briefly outlined and the policy
implications are highlighted in a paragraph following the description.
Federal Policies
The 21.5 ha eastern portion of the Jericho Lands is under the control of the
Department of National Defence. Though the closure of Detachment Jericho was
announced in the 1995 Federal Budget, it is expected that the regimental headquarters
currently located on the land will not be relocated until 2013. The property was
designated as a strategic surplus property in 2001, which makes its disposal subject to the
Treasury Board’s Directive on the Sale and Transfer of Surplus Real Property policy.
This policy outlines the responsibilities of various federal organizations in the
disposal process, including Indian and Northern Affairs Canada, which provides guidance
on whether the property is in an area subject to Aboriginal land claim process. The
federal government indicated in June 2009 that consultations with First Nations regarding
the Jericho Lands were expected to commence in 2010. Though the outcome of the
Aboriginal land claims process may have a significant impact on the redevelopment of
the Jericho Lands, it is beyond the scope of this report.
The Treasury Board policy also identifies Canada Lands Company CLC Limited
(CLC) as the Crown corporation entrusted with the development and sale of surplus
federal properties in Canada. In disposing of surplus properties, their primary
responsibility is to achieve “optimal value for the Canadian taxpayer”, which includes
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“financial value, economic stimulation and the strengthening of the quality of life in
communities” (Info Source, 2008). In June 2009, the Minister of National Defence
indicated that discussions have taken place with CLC regarding the disposal of the
federally owned land, but that a final decision has not yet been made. Notably, CLC has
previously redeveloped other decommissioned Canadian Forces Bases, including Currie
Barracks in Calgary, Garrison Crossing in Chilliwack, and the Village at Griesbach in
Edmonton. All three of these projects participated in the LEED-ND pilot process,
reflecting CLC’s commitment to developing sustainable communities.
Federal Policy Implications
If the federally-owned 21.5 ha is developed, it will likely be under the direction of
CLC. Due to CLC’s previous involvement with the development of neighbourhoods on
former military bases, and their past experience with the LEED-ND, it is probable that
they will use LEED-ND as a sustainability indicator for the redevelopment of the Jericho
Lands. In terms of obtaining optimal value for the Canadian taxpayer, CLC will likely be
motivated to pursue rezoning for the site that will allow the best financial value and
contribution to the quality of life to be achieved.
Provincial Policies
The provincial agency responsible for the management of the 15.5 ha western
portion of the Jericho Lands is the Accommodation and Real Estate Services (ARES)
department, part of Shared Services BC in the Ministry of Citizens’ Services. If the
provincial government were to decide to sell the property, it would be subject to the
Crown Land Sales and Residential policies of the Ministry of Agriculture and Lands.
Similarly to the federal disposal process, these policies require that “First Nations’
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interests must be considered prior to proceeding with any proposal to sell Crown lands”
(Ministry of Agriculture and Lands, 1). Proposals for sale must also be evaluated,
according to the Crown Land Sales policy, by considering the following factors:
• Direct and indirect benefits;
• Compatibility of the intended use and the results of provincial and other
planning processes;
• Impact of the sale on adjacent land and resources;
• Support for emerging or strategic priorities; and,
• The costs and benefits of potential future opportunities associated with the land.
If the Crown land were to be sold for residential use, it could be sold on a fee simple
basis as long as it meets the standards for subdivisions in the Land Titles Act. Alternately,
the provincial government could negotiate a profit-sharing arrangement with the federal
government where both portions of the Jericho Lands would be developed by CLC.
Provincial Policy Implications
Given that the primary tenant on the provincially owned lands, the West Point
Grey Academy, has recently renewed its lease on the property until June 2020, it may be
that the province will decide to have the land developed in phases until the lease runs out
and the private school can be redeveloped as well, or the private school could be retained
indefinitely. Alternately, a First Nations land claims process could delay or halt
redevelopment entirely. For the purpose of this report, due to time limitations and
available of data, the detailed design options and evaluation will only be prepared for the
federally-owned Detachment Jericho lands.

	
  

33	
  

Regional Policies
Metro Vancouver is the regional district organization mandated with service
delivery, planning, and political leadership in areas that are of common interest to its 24
constituent local authorities in the Greater Vancouver Regional District. In terms of
planning, Metro Vancouver’s responsibilities include planning for regional growth
through land use policies that municipalities must follow, and through mandatory input
into the long-range transportation plans of TransLink, the regional transit provider for
Vancouver’s metropolitan area.
The main regional planning document is the Regional Growth Strategy (RGS)
entitled Metro Vancouver 2040: Shaping Our Future, which was completed in January
2011, and has been accepted by 22 of the 24 constituent local governments. The RGS
outlines five major goals for the region: create a compact urban area, support a
sustainable economy, protect the environment and respond to climate change impacts,
develop complete communities, and support sustainable transportation choices. Under
the auspices of these goals, there are several strategies and actions that would pertain to
the redevelopment of the Jericho Lands. The RGS identifies the West Point Grey area as
a General Urban area, which is meant to include residential neighbourhoods and the
shopping, services, and facilities that support the community. Higher-density
development in General Urban areas is supposed to occur within Urban Centres and
Frequent Transit Development Areas.
Though the plan leaves the designation of Frequent Transit Development Areas
up to the determination of the local government authority in consultation with TransLink,
it does suggest that they will be “in alignment with TransLink’s Frequent Transit
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Network” and generally within 800 metres of a rapid transit station or 400 metres of the
Frequent Transit Network, which is published as an appendix. The Frequent Transit
Network is a concept put forward in Translink’s Transport 2040 plan, and it depicts a
network of transit service that is designated for its frequent and reliable service. In their
map of a potential Frequent Transit Network, TransLink identifies the West 4th Avenue
and Alma Street transit lines as frequent bus routes, and the service along the Broadway
Corridor is designated as a proposed rapid transit line. It is possible that the City of
Vancouver would designate the Jericho Lands as a Frequent Transit Development Area
and be supportive of increased density at the subject site. Other notable policies in the
RGS include providing diverse and affordable housing choices, and protecting and
enhancing natural features and their connectivity.
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Figure 3.6: Translink’s Frequent Transit Network Concept Map (from Transport 2040)	
  
TransLink is currently leading a multistakeholder UBC Line Rapid Transit Study,
using technical analysis and a public consultation process to examine a range of rapid
transit alternatives for the Broadway Corridor. The study area for this task encompasses
the Jericho Lands (from 4th Avenue in the north to 16th Avenue in the south), and they
could propose building stations near the Jericho Lands. If the proposed rapid transit line
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were built, that would be further incentive to densify the property surrounding the rapid
transit stations.

Figure 3.7: UBC Line Rapid Transit Study Area (Source: translink.ca)
Regional Policy Implications
Regional policies clearly encourage higher density growth around public transit
corridors, particularly in areas with frequent service. Due to the Jericho Lands location in
close proximity to two frequent transit routes, one of which may be upgraded to a rapid
transit line, it is likely that Metro Vancouver and TransLink would prefer to see higher
density development occur than what is currently allowed under municipal zoning. Given
the policies in the RGS, Metro Vancouver may also be interested in having the Jericho
Lands consist of a wider range of housing types than it is currently zoned for, and also for
using the Jericho Lands to enhance and connect natural features in the area.
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Municipal Policies
The leading municipal document on land-use planning in Vancouver is CityPlan:
Directions for Vancouver, which was approved in 1995. The document “provides a
framework for decisions on City funding, programs, and actions” until 2015, including
policies on transportation, the arts, housing, and community services. Policies pertaining
to the Jericho Lands were highlighted in 2000, when a preliminary subdivision proposal
for the provincially owned section was determined in a staff report to be at variance with
several CityPlan directions, namely:
· to provide for park space to meet current or expected deficiencies;
· to increase housing variety in neighbourhoods that have little variety now;
· to help meet the needs of residents as they age;
· to reduce regional sprawl and auto use;
· to provide more affordable housing; and
· to find new ways to involve people. (City of Vancouver, 2000)
It is likely that other CityPlan directions would also apply to new development, however
these issues would certainly be considered given they have already been cited as areas of
concern.
Another aspect of CityPlan is that it launched a Community Visions program in
1997 to take the broad directions in CityPlan and apply them at a neighbourhood level.
The West Point Grey Community Vision process was begun in 2006 and the final
document was approved by council in September 2010. It contains 130 directions on a
wide variety of items such as traffic calming, new housing types, and transit expansion
that were brought to the community and put to a vote. Some of the approved directions
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that may impact the redevelopment of the Jericho Lands include the approval of duplexes
as a new housing type, support for seniors’ housing near shopping, transit and services,
and a direction that states if redevelopment of the Jericho Lands is proposed, then a major
study of future uses for the site be undertaken with significant input from the West Point
Grey community. There were also several directions related to new housing types (e.g.
rowhouses, low-rise apartments) that were neither definitively supported or rejected, and
thus retained as items for further discussion. One suggestion from the community
regarding improving bikeways in the neighbourhood included adding a bike route
through the Jericho Lands.
Recent Council Policies
Given that the CityPlan policies were approved in 1995, it is appropriate to
examine more recent City policy for their relevance to the redevelopment of the Jericho
Lands. In 2009, the current administration published Vancouver 2020 A Bright Green
Future: An Action Plan for Becoming the World’s Greenest City by 2020. This document
advances ten goals designed to substantiate Vancouver’s claim to be a world leader in
sustainable practices. Many of the strategies identified for the implementing the ten goals
are related to community design, such as the “Land-Use Patterns” section on reducing
greenhouse gas emissions, which advocates for reducing car-dependence by creating
communities with a mix of uses within a ten-minute walk, and by increasing densities
particularly in areas close to public transit, employment centres and shopping streets.
Also, under the goal of increasing the trips made on foot, bicycle and public transit to
over 50 percent, the recommendations regarding increased density and proximity to
services and amenities are reiterated. Under the goal of attaining carbon neutral buildings,
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the document suggests “the current policy of requiring LEED Silver when private
buildings are re-zoned should be upgraded in 2020 to require a minimum of LEED Gold”
(City of Vancouver, 2009, 29). This new standard was put into effect in January 2011.
The Vancouver City Council adopted an EcoDensity Charter in June 2008. This
document provided an overall policy that would guide the City’s future decision-making,
though where existing policies or standards conflicted with EcoDensity directions, the
existing policy would take precedent until Council had further deliberation on the matter.
EcoDensity committed the City to pursuing “a greener, denser city pattern” with “more
housing affordability, types and choices”. Though the EcoDensity did not provide
quantifiable targets for the broad policies it encouraged, its adoption by City Council
provides a further consideration to be made in the planning decision-making process.
Zoning and Subdivision Regulations
Prior to the rezoning of the provincially owned portion of the Jericho Lands in
2000, the entire area had been zoned as a single-family residential district under the
provisions of the standard RS-1 District (other RS designations allow for more
discretionary zoning practices). Some of the permitted uses in the district besides onefamily dwellings include cultural and recreational uses such as a golf course, library, and
park, institutional uses such as ambulance stations, schools, and day care facilities, and
retail uses limited to farmers’ markets and neighbourhood grocery stores. Within the RS1 district building heights are limited to 9.5 metres and 2½ stories , the floor space ratio is
not to exceed 0.60, and the maximum site coverage is 40 percent, though the Director of
Planning is given some leeway in permitting minor increases to these amounts if the
director has considered the impact on the views and character of the surrounding
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neighbourhood. When the provincially owned portion of the Jericho Lands was rezoned it
was designated as a comprehensive development district (CD-1), which contained similar
restrictions on height and uses as the previous zoning, with the significant difference that
under the CD-1 designation City Council’s approval would be required before a permit
could be issued, which gave City Council more power to insist that redevelopment
conform to CityPlan directions it felt were not being achieved in the preliminary
subdivision proposal.
In addition to zoning requirements, Vancouver has a subdivision by-law that
provides standards for minimum parcel widths and areas in various subdivision
categories. The federally owned Detachment Jericho is designated as subdivision
category “D”, requiring a minimum 60 foot (18.288 metre) parcel width and 5400 square
foot (501.676 square metre) minimum parcel size. Since being rezoned in 2000, the
provincially owned parcels are not in a designated subdivision category.
Municipal Policy Implications
The high level municipal policies, such as CityPlan, A Bright Green Future and
EcoDensity, contain language that supports the use of increased density to reduce the
land-use based causes of regional sprawl and provide affordable housing options.
However, the existing zoning and the recently approved West Point Grey Community
Vision seem to counter that with a preference for lower density single-family dwellings.
Given that City Council has already rezoned the provincial portion of the Jericho Lands
because of the proposed subdivision’s failure to achieve CityPlan goals, it is likely that
the federally owned property will be eventually rezoned as well when it is redeveloped.
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3.4.

NATURAL ATTRIBUTES
The main natural characteristics of Detachment Jericho are described in the

following section. The data is primarily derived from the Comprehensive Study Report
for the Decommissioning of Detachment Jericho conducted by Dillon Consulting in
1997, and partly confirmed by a site visit by the author in September 2010. Considering
that design proposals in this report are limited to the federally owned Detachment Jericho
property, and due to data limitations, physical information regarding the provincially
owned Jericho Hill site has not been included.
Soil and Geology
The Detachment Jericho property is situated in the Fraser Lowlands, a
physiographic region that is “underlain by sedimentary rocks of Late Cretaceous and
Tertiary ages” (Dillon, CSR, 15). These sedimentary rocks, which “consist of interbedded
sandstones, siltstone, mudstone, shales and conglomerates”, are underneath a layer of “up
to 300 m of unconsolidated sediments” and topped with surface sediments which are
primarily “gleysolic soils with dark brown, peaty sand” and some “grey/sand silt with
traces of gravel with depth” (Dillon, CSR, 15).
Surface and Groundwater
Before urban development on the Point Grey peninsula, the Dillon report notes
that the area had numerous creeks and streams, whereas now the “surface drainage is
intercepted by a municipal stormwater management system maintained by the City of
Vancouver” (15), though there is a small pond “3 m diameter and 0.3 m deep” located in
the wooded northwest corner of the site (18). The groundwater is not used as a resource.
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Topography
Detachment Jericho generally slopes gradually from the southwest to the
northeast side of the site. As seen in contour lines for Detachment Jericho in Figure 3.8,
there are several areas where the gentle slope increases substantially, such as in the
southwest corner of the site, and in the northwest corner of the site surrounding the
Headquarters Building. For comparison, Figure 3.8 shows the slopes at Jericho Hill are
steeper and more prevalent throughout that site.

Figure 3.8: Jericho Lands 1-metre Contour Line Elevation Map
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Vegetation
The undeveloped areas of Detachment Jericho are generally covered with lawn
grass species, with an assortment of “scattered exotic and native trees throughout the
property” (Dillon, CSR, 16). In the northwest corner of the site, there is a small intact
woodland that is comprised of red alder and black cottonwood trees and an underbrush of
salmonberry, Himalayan blackberry, holly, and laurel (Dillon, CSR, 16). This wooded
area is noted to have the potential to support wildlife, and Dillon’s field observation
included sightings of Cooper’s Hawk, Great Blue Heron, and a Red-tailed Hawk nest.
Wildlife Ecology
The Comprehensive Study Report of 1997 lists 11 species of sensitive wildlife
“potentially present on or adjacent to the site” (16), though only the Cooper’s Hawk and
Great Blue Heron were actually observed during their site visit. The sensitive species
potentially at the site are: Great Blue Heron, Green-backed Heron, Turkey Vulture, Bald
Eagle, Peregrine Falcon, Western Screech Owl, Hutton’s Vireo, Cooper’s Hawk,
Trowbridge’s Shrew, Townsends Big-eared Bat, and Snowshoe Hare. Other common
animal species found at Detachment Jericho included raccoons and songbirds, though no
owls, reptiles or amphibians were discovered.
Climate
Detachment Jericho enjoys the same moderate temperatures as the rest of the
Vancouver region, with maximum temperatures of approximately 21 degrees Celsius in
summer, and maximum temperatures of approximately 5 degrees Celsius in winter
(Dillon, CS, 15). There is “relatively heavy precipitation compared to the rest of British
Columbia” as well.
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3.5.
	
  

SWOT ANALYSIS
This section provides a summary assessment of the factors surveyed in this

chapter and their impact on the future development of the Jericho Lands.

Internal

Positive
Strengths

Negative
Weaknesses

• Excellent views of North Shore
mountains and Vancouver’s
downtown peninsula.
• No significant waterbodies present on
the site.
• Good proximity to central business
district and Broadway Corridor
employment areas, UBC, shops and
services, elementary schools, Jericho
Beach, West Point Grey Park, cycling
routes.
• Affluent and well-educated
population in surrounding area.
• Single ownership for Detachment
Jericho provides flexibility for
phasing development strategically.

• Woodlot south of Jericho Park may be
wildlife habitat, requiring buffer from
development.
• Existing buildings may require
demolition in order to maximize
development potential.
• Relatively gradual slope throughout
the Detachment Jericho site may
mean development will block views
for surrounding homes.
• Steep slopes at Jericho Hill may limit
development or require costly grading
• Existing low density nature of site
may anchor community resistance to
increased densities.
• Institutional tenants at Jericho Hill
may oppose development.

Opportunities

Threats

• Future UBC-Broadway Corridor
Rapid Transit Line offers boost to
existing excellent transit service.
• Regional and municipal policies are
supportive of increasing density and
housing variety in established areas.
• Canada Lands Company, the likely
developer, has experience with
redeveloping former military bases
External
into sustainable residential
neighbourhoods.
• Recognition of military legacy in
project through naming of streets,
statues or other memorials
• Commercial services already present
in Point Grey and Jericho Village
support walkability of project.
• Chance to build a “showcase”
neighbourhood for sustainability.

• The redevelopment of the site may be
delayed due to ongoing land claims
process with First Nations.
• Neighbouring community may be
opposed to any development if it will
increase traffic or block their views.
• Vancouver’s real estate market is
often labeled a “bubble”; there may
be a risk the project does not sell at
asking prices if the “bubble” bursts.
• Potential lack of public appetite for
“sustainable design” after South East
False Creek had rumours of cost
overruns and poor workmanship.
• Upcoming municipal, provincial and
federal elections in 2011 may
postpone negotiations until new
administrations are in place.
• Competition from UBC development.

Table 3.2: SWOT Analysis of Development Potential of Jericho Lands
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4.

DESIGN OPTIONS
This chapter presents the three subdivision designs that were prepared for the

Detachment Jericho site. In order to maximize the contrast between the options, each
design alternative offers a different circulation pattern for pedestrians, cyclists and
vehicles, a unique mix of housing types and densities, and a distinctive arrangement of
open spaces. Though particular elements of the designs could be combined to create a
hybrid of all the best components, for the purpose of evaluation the design options are
intended to be divergent.
The designs have been adapted from existing plans or model communities to fit
the site’s context. All three designs attempt to comply with the street and lot
configuration requirements in the City of Vancouver’s Subdivision By-law to the extent
possible, and each alternative features an different approach to developing with
sensitivity towards the site’s natural heritage and surrounding community. For example,
every design exceeds the minimum 10 percent parkland dedication required of
subdivisions larger than 20 acres (Subdivision By-law item 12.1.1), and in each option a
varying portion of the wooded area in the northwest corner of the site remains
undeveloped to protect the stream and potential wildlife habitat. Realistically, because the
ratio of open space to developed area is higher than necessary in all three designs, it
could be reduced in the eventual design. As this is a pilot study mainly concerned with
using sustainability criteria to evaluate neighbourhood design, further analysis and design
efforts would be necessary to ensure that the proposed designs conform to the City of
Vancouver’s engineering standards for streets and other technical requirements.

	
  

46	
  

4.1.
	
  

FUSED GRID
The Fused Grid model of residential street design was developed by researchers at

the Canada Mortgage and Housing Corporation (CMHC) who wanted to create a model
that would “address contemporary issues that arise from street patterns and the way they
deal with cars and pedestrians” (CMHC, 2008). Specifically, the researchers noted that
the loops and culs-de-sac common to conventional subdivision design in the post-war era
have catered to the automobile “by excluding [through] traffic at the local street level and
permitting good flow at the collector and arterial levels” (CMHC, 2003). Further,
conventional subdivisions utilize T-intersections, where turning “priority is easily
grasped” (CMHC, 2003) and thus both accidents and congestion are considered less
likely to occur. The disadvantage of this street system is that the long blocks and
discontinuous pattern is “disorienting and confusing to pedestrians as well as drivers”
(CMHC, 2008), which discourages walking. Conversely, CMHC identified the traditional
gridiron street pattern as an environment more conducive to walking due to its higher
connectivity. The disadvantages of the gridiron street pattern is that it consumes more
land and is “an inefficient carrier of car traffic” because of its frequent four-way
intersections (CMHC, 2003).
To achieve a model that incorporates a circulation pattern suited for both cars and
pedestrians, the Fused Grid approach employs “continuous grid of [arterial] roads for
district and regional connectivity and a discontinuous grid of [local] streets for
neighbourhood safety” (CMHC 2008), to discourage through traffic and ensure
tranquility in the neighbourhood. Pedestrian connectivity is achieved by adding central
green spaces and footpaths that link with the discontinuous local roads, “turning a

	
  

47	
  

neighbourhood into a fully connected pedestrian realm” (CMHC 2008). The basic
building block of the Fused Grid model is residential quadrant comprised of a 40 acre
neighbourhood with two collector streets and two arterial streets forming its boundary
(Figure 4.1).

Figure 4.1: Example of Fused Grid residential quadrant
In order to adapt the Fused Grid approach to the Detachment Jericho context,
some modifications to the pattern were necessary. The square form of the suggested
residential quadrant was extended to fit the more rectangular shape of the subject site,
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resulting in wider blocks in the middle of the site. The wide blocks in the centre of the
site have lots that are oriented towards the north in order to take advantage of the views
towards the North Shore mountains. Also, an additional block was inserted in the south
loop in the middle of the site to maximize the number of developable parcels. Alleys
were added to provide rear access lanes for each dwelling unit to comply with the
Subdivision By-law instructions. A collector road connecting Fourth Avenue and Eighth
Avenue has been added near the west boundary of the site, which creates a narrow park
and woodland corridor on the west side of the collector street.
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The housing density in this design alternative reflects a scenario where the site is
developed according to the existing single-family zoning (RS-1, Subdivision Category
“D”). Given the value of the land and the policy directions leaning towards intensification
outlined in the previous chapter, it is unlikely that the site will be developed at such a low
density, however for the purpose of comparison it is instructive to have a design that
presents a case based on the existing zoning. The subdivision category “D” in the singlefamily residential zone RS-1 requires a minimum frontage of 18.29 m (60 ft) and
minimum area of 501.68 m2 (5400 sq ft). Each lot has a minimum depth of 28 m, though
most lots have depths of between 30 and 36 m; subdivisions in Vancouver may be
refused if parcels are less than 27.432 m deep (90 ft) (Subdivision By-law 9.6.c).
The loop streets in the Fused Grid option are all local streets, providing access to
homes but without any connections through the site. As purely local streets, the right-ofway width for the loops is 15.24 m (50 ft), which conforms to the width of local streets in
the residential area immediately south of the subject site (e.g. Courtenay Street, Crown
Crescent, and Wallace Crescent). In Vancouver, according to Schedule B of the
Subdivision By-law, “local streets… shall have a width deemed sufficient by the
Approving Officer for the particular area,” allowing the officer some discretion as to the
appropriate width of roads in a given context. The right-of-way for the collector street on
the west side of the site is 20.12 m (66 ft) wide, as is typical for most streets in
Vancouver, and the alleys are 6.10 m wide (20 ft). In addition to the street and alley
network, mid-block pedestrian connectors (2.5 m wide) have been added through blocks
to facilitate pedestrian circulation and promote access to the three parks that are laid out
diagonally across the site.
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The large central park area is 1.37 hectares while the two parks to the northeast
and southwest are 0.3 hectares each. The narrow park area south of the wooded area is
1.38 hectares. Depending on the community’s needs, these public spaces could be
appropriate for a wide variety of civic uses, such as recreational facilities, play areas for
children, community gardens, or a farmer’s market.
With the proposed street pattern and open space provisions, the Fused Grid design
option yields 200 single-family lots, for a gross density of 9.5 dwelling units per hectare
(du/ha). If it was determined that the proposed park space is excessive given the site’s
proximity to the existing park space at Jericho Park and West Point Grey Park, the wide
central park area could be converted to residential uses to obtain an additional 20 lots,
increasing the site’s gross density to 10.4 du/ha.

Land Use

Total Area (hectares)

Percent of Total Area

Residential (Total)
13.36
Single-Family
13.36
Public Right-of-way
4.41
Total Developed Area
17.77
Open Space (Total)
3.33
Park
2.59
Conservation Area
0.74
Total Area
21.1
Table 4.1: Land Use Distribution for Fused Grid Design

63%
63%
21%
84%
16%
12%
4%
100%

Number of
Percent of
Mean Lot
Net Density
Units
Total Units
Area (m2)
(du/ha)
Single-Family Detached
200
100%
668
15
Total Units
200
100%
668
15
Table 4.2: Net Residential Densities and Average Lot Sizes for Fused Grid Design
Type of Dwelling
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The key strengths of the Fused Grid design option are:
•

Good pedestrian connections through the site;

•

Low residential densities and abundant park space would likely mean the
development would not be opposed by the surrounding community;

•

Limited access for vehicles through the site should reduce traffic and create a
pleasant and safe atmosphere for walking;

•

Some preservation of the wooded area in the northwest corner of the site allows
for habitat and stream preservation

•

The majority of lots are either adjacent to park space or within a short walking
distance. This would likely raise the value of each lot;

•

Large lot sizes may allow for more existing trees to be retained because there is
greater flexibility over where each house is located on the lot.

Figure 4.3: Parks and pedestrian walkways in Fused Grid design
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4.2.
	
  

SAVANNAH
The second design option is based on a concept plan for the Jericho Lands that

was commissioned by West Point Grey Academy in July 2000, for reasons discussed in
the site history section of the previous chapter. For the purpose of this report, this design
option was named “Savannah” because of the detached square between Fifth and Sixth
Avenue, which was a characteristic feature of the historic 1733 ward plan for Savannah,
Georgia (Kostof, 96). The Savannah design option extends the existing street grid
through the site, up to the wooded northwest side of the site. The entire wooded area
remains undeveloped in this design, whereas the previous design left only a narrow
corridor of the existing trees undeveloped. Unlike the Fused Grid approach, the street
system in the Savannah design is continuous and contains multiple four-way
intersections. A key attribute of the Savannah design is the four contiguous blocks of
park space between Seventh and Eighth Avenue. This linear park serves both as a
community amenity and an open space buffer to help preserve the views of the downtown
skyline and North Shore mountains from the existing houses to the south of the subject
site. The Savannah design also proposes a mix of housing types and densities, with higher
densities proposed in the two blocks in the northeast corner of the site.
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Figure 4.4: Plan Commissioned by West Point Grey Academy (excerpt)
Few modifications to the original concept plan were made due to the fact that it
was designed specifically for the subject site. A single-family residential block was
substituted on the western boundary of the site between Sixth and Seventh Avenue for
space that was previously identified for park space. It was also determined that the areas
identified for low-density housing would include both two-family and single family lots,
to increase the housing variety provided in the development. As one of the new housing
types approved by the West Point Grey Community Vision directions, duplexes should
be an uncontroversial adjustment to the plan. An additional row of townhouses was added
facing the western edge of the detached square, providing a minor increase in overall
density and mirroring the townhouses also facing the square on the eastern edge.
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The mix of housing types and parcel sizes are intended to moderately increase the
density of dwellings at the subject site. The single-family lots in this design are sized to
conform to the requirements of Subdivision Category “B”, which is has smaller minimum
frontages and areas than the Category “D” lots in the Fused Grid design, providing more
dwelling units in a given block size. The Savannah single-family lots have minimum
frontages of 12.20 m (40 ft) and minimum parcel areas of 334.45 m2 (3600 sq ft). The
two-family dwelling lots are sized according to the standards of the RT-2 zone, which
also have a minimum 12.20 m frontage but require a slightly larger 445.94 m2 (4800 sq
ft) minimum parcel size.
The multi-family parcels in the northeast corner intended to provide a variety of
housing types in the neighbourhood. Locating the higher-density dwelling types in this
corner takes advantage of the proximity of shops and services in the Jericho Village
shopping area and the high-frequency bus transit service along Fourth Avenue. This area
is also appropriate for an increase in density given their compatibility with the existing
multi-family apartments along Fourth Avenue and Highbury Street. The proposed mix of
housing types on these blocks include 3-storey townhouses and both 3- and 4-storey lowrise apartments. The townhouse parcels are based on the Vine Street townhouses located
in Kitsilano, with an average frontage of 6.1 m and a typical depth of 26.7 m (Figure 4.6).
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Figure 4.6: Vine Street

Figure 4.7: Deseo

The 4-storey apartments on the south side of Fifth Avenue are based on the Deseo
building on 2226 West 12th Avenue, also in Kitsilano (Figure 4.7). The model parcel size
for this dwelling unit has a 30 m frontage and 38 m depth. All four buildings in the
Savannah design that follow this model are estimated to have 34 dwelling units, the same
amount as the actual Deseo building.

Figure 4.8: Mayfair House

Figure 4.9: Brillia

The 3-storey courtyard apartment proposed at the corner of West 4th Avenue and
Highbury Street is based on the Mayfair House building located adjacent to the project
site at 2200 Highbury Street (Figure 4.8). This parcel has a 76 m frontage on West 4th
Avenue and 73 m frontage on Highbury Street, and contains 76 dwelling units.
Immediately west of the courtyard apartment in the Savannah design is another 3-storey
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apartment, which only takes up half the block, and has rear access through by means of
an alley. This apartment building is based on Brillia, which is north of the project site and
also faces onto West 4th Avenue (Figure 4.9). The Brillia model has a frontage of 46 m
and a depth of 35 m, and contains 30 dwelling units.
The streets in the Savannah design option have a standard right-of-way width of
20.12 m around the multi-family parcels in the northeast corner, as they will likely
experience more traffic and require more on-street parking, while the remaining streets
have a right-of-way width of 15.24 m, because they will primarily function as local
streets for accessing the low-density dwelling units off those streets.
The detached park square in the Savannah design is 0.52 ha, and could be
formatted for a children’s play area or community garden; alternately, it could be
designed as a more formal town square. The wide swath of park space provided along the
south boundary of the property may be more appropriate for recreational facilities such as
athletic fields or a skateboard park.
The Savannah design provides a total of 532 dwelling units, comprised of 86
single-family homes, 130 units on two-family lots, 74 townhouses, and 242 apartments.
The use of smaller lots and a variety of housing types gives this design a gross density of
25.2 du/ha (see Table 4.8).
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Land Use

Total Area (hectares)

Percent of Total Area

Residential (Total)
9.54
Single-Family
3.88
Two-Family
3.13
Multi-Family
2.53
Public Right-of-way
5.01
Total Developed Area
14.55
Open Space (Total)
6.56
Park
5.08
Conservation Area
1.48
Total Area
21.1
Table 4.3: Land Use Distribution for Savannah Design

45%
18%
15%
12%
24%
69%
31%
24%
7%
100%

Type of
Number of
Percent of Total
Mean Lot
Net Density
Dwelling
Units
Units
Area (m2)
(du/ha)
Single-Family
86
16%
451
22
Two-Family
130
24%
482
42
Multi-Family
316
59%
125
Total Units
532
100%
56
Table 4.4: Net Residential Densities and Average Lot Sizes for Savannah Design

The key strengths of the Savannah design are:
•

A larger amount of the wooded area in the northwest corner of the site is
preserved as natural habitat, increasing the likelihood that wildlife will be able to
remain on the site;

•

The variety of housing types and increased density will attract a wider mix of
people to live in the community;

•

The linear park space on the south edge of the site preserves the views of the
existing houses adjacent to the subject site, which will help reduce neighbourhood
opposition towards new development;
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•

The grid street pattern provides good connectivity for pedestrians;

•

The density gradient allows for more people to live closer to existing shops and
services, while lower density dwellings act as a transition to the single-family
neighbourhood south of the site.

Figure 4.10: Aerial view of Savannah design’s detached square (looking southwest)
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4.3.
	
  

JERICHO WALK
The Jericho Walk design is based on the Arbutus Walk neighbourhood in

Kitsilano. Arbutus Walk was selected as a model because it is a recent and nearby
example of residential intensification in a predominantly single-family neighbourhood.
An approximately 10 hectare former industrial area, Arbutus Walk was redeveloped as a
“medium density, low to mid-rise residential precinct that blends compatibly with a wellestablished single and two-family dwelling neighbourhood “ (City of Vancouver, 2003).
The neighbourhood features an innovative street pattern, with a wide pedestrian-only
greenway running through the middle of the site that provides links with a series of small
parks, and narrow streets between residential blocks to “allow streetfront addressing for
the ground-oriented townhouses in multi-family buildings while providing for typical
lane servicing” (City of Vancouver 2003). The narrower streets between the residential
blocks are pedestrian priority streets based on the Dutch ‘Woonerf’ (in English: ‘living
yard’) model, which is intended to denote a street where “the primary function would not
be driving and parking but walking and playing” (City of Vancouver, 1996; Listokin &
Walker, 1989, 207). Through the use of design elements such as special paving materials,
speed bumps, street furniture, and plantings, these streets encourage and prioritize
walking while at the same time allowing slow vehicular traffic to pass through. Finally,
the higher buildings in the neighbourhood are generally closer to the middle of the site,
while low-rise apartments provide a transition to the adjacent lower density areas.
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Figure 4.11: Aerial View of Arbutus Walk (Concert Properties, City of Vancouver 2003)

Figure 4.12: Woonerf/pedestrian priority street “Redbud Lane” (Google Street View)
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In order to adapt the Arbutus Walk neighbourhood pattern to the subject site,
some significant modifications were required. Despite the adaptations, the core features
of the original model are maintained: a primarily low to mid-rise built form, a central
greenway system linked to park spaces, and the use of narrow, pedestrian oriented streets.
Due to the subject site being twice as large as the Arbutus Walk site, the Jericho Walk
version expands on the pattern and adds more buildings to the site, along with a green
park buffer on the north and south edges of the property. The block depth in the Arbutus
Walk area is also 7 m longer than in the area around the Jericho Lands (82 m versus 75
m), so the entire major street system was not extended through the site; instead the
existing street right-of-ways at Detachment Jericho (Antwerp Lane and Normandy Road),
which are off-set from the adjacent city streets, were retained along Highbury Street. A
westward extension of West 6th Avenue, which aligns with Ortona Crescent on the DND
site, becomes the central greenway running through the middle of the site. By utilizing
Normandy Road and Antwerp Lane for street access to the site instead of West 5th
Avenue and West 7th Avenue, more space was freed up to allow for the larger Arbutus
Walk sized blocks to fit onto the site. Between Ortona Crescent and Antwerp Lane, the
model blocks from Arbutus Walk were rotated 90 degrees to fit within the existing street
alignment and make better use of the space.
The Jericho Walk model, unlike the Arbutus Walk neighbourhood, also includes a
component of single-family housing, located in the south-west corner of the site. This
adds some housing variety to what would otherwise be an exclusively multi-family
development, and may be a more appropriate form of development in that section of the
site due to the gradual slope in the area.
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The Jericho Walk design contains the most dwelling units of the three
options. While a portion of the southwest section of the site is designated for 22 singlefamily homes, the rest of the residential component is comprised of 24 multi-family
buildings ranging from 3 to 8 storeys. This configuration allows for a significant increase
in the number of dwelling units. If designed to follow the model buildings from the
Arbutus Walk neighbourhood, the multi-family buildings in the Jericho Walk design
would contain a range to apartment sizes, from studio apartments to ground-oriented
townhouses suitable for families. Though not a requirement of the Jericho Walk design, a
certain amount of buildings or dwelling units could be designated for seniors, such as the
183 units in the Arbutus Walk neighbourhood in The O’Keefe building (see Figure 4.13).
The most striking element of the circulation system in the Jericho Walk design is
the central pedestrian greenway that extends through the middle of the site with branches
extending north and south to connect several park spaces together. The greenway has a
right-of-way of 18 m, which is the same width as in the Arbutus Walk neighbourhood.
The Jericho Walk design also retains all of the existing access streets to the site (Dieppe
Lane off West 4th Avenue; Normandy Road, Ortona Crescent and Antwerp Lane off
Highbury Street; and Salerno Street off West 8th Avenue), though the right-of-way widths
have been modified to meet City of Vancouver standards and adopt the Arbutus Walk
model. An additional lane has been added between West 5th Avenue and West 6th Avenue
to match Redbud Lane in the Arbutus Walk neighbourhood. The internal street pattern
has also been changed to suit the size of the residential blocks that are being introduced to
the site, and alleys added to provide rear access to parcels which require it. By retaining
some of the existing street network, this design option leaves open the possibility of
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preserving the existing stand of willow trees that line Normandy Road in the northwest
corner of the site (Figure 4.16) and Dieppe Lane south of the headquarters buildings.
(Figure 4.17). It would be possible to achieve similar or even higher densities as proposed
in Jericho Walk by using a regular grid street pattern, however the existing streets would
not be retained; this scenario could be considered in future design options.

Figure 4.16: Willows lining Normandy Road

Figure 4.17: Trees along Dieppe Lane

The Jericho Walk design also provides the largest amount of undeveloped and
open space of the three options. The entirety of the wooded area in the northwest corner
is left undeveloped, as is the current location of the base headquarters building to the east
of the woodlot. The north and south fringe of the subject site is left for park space as well.
As in the Savannah design option, the park space at the south side of the site will assist in
preserving the views of the neighbouring houses, but the higher buildings in the middle
of the site will change the existing sightlines towards the mountains. Along the north
border of the site, the reserved park space complements the green boulevard effect of
West 4th Avenue as it passes by Jericho Park on the north side, although a more ‘urban’
form of development might opt to develop along the frontage instead, and should be
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considered in future design iterations. The park areas adjacent to the central greenway
provide places for play areas or recreation for residents.
The Jericho Walk design provides a total of 1430 dwelling units, comprised of 22
single-family homes, 38 ground-oriented townhouses (attached to the apartment
buildings), and 1370 apartment units, for a gross density of 67.8 du/ha (see Table 5.8).
Land Use

Total Area (hectares)

Percent of Total Area

Residential (Total)
7.44
Single-Family
1.36
Multi-Family
6.08
Public Right-of-way
4.43
Total Developed Area
11.87
Open Space (Total)
9.24
Park
7.62
Conservation Area
1.62
Total Area
21.1
Table 4.5: Land Use Distribution for Jericho Walk Design

35%
6%
29%
21%
56%
44%
36%
8%
100%

Number of
Percent of
Mean Lot
Net Density
Units
Total Units
Area (m2)
(du/ha)
Single-Family
22
2%
618
16
Multi-Family
1408
99%
232
Total Units
1430
100%
192
Table 4.6: Net Residential Densities and Average Lot Sizes for Jericho Walk Design
Type of Dwelling

The key strengths of the Jericho Walk design include:
•

The retention of the DND headquarters provides a sense of continuity with the
past and an opportunity for Canada Lands to commemorate the military’s historic
presence in West Point Grey, as they have done successfully elsewhere;

•

Similarly, many of the internal streets can keep their existing names with military
associations;
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•

By keeping the same access points to the site, the surrounding street system will
require only minor modifications;

•

Medium density housing helps to achieve City of Vancouver EcoDensity policies,
and new residents helps to support business in the area;

•

There is an abundance of park space on the site, and most of the existing street
trees could likely be maintained within the proposed right-of-ways, providing
amenity to new residents;

•

There is greater potential for affordable housing being included in the
development with a higher amount of dwelling units.

Figure 4.18: Aerial image of Jericho Walk design (looking northwest)
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4.4.

DESIGN SUMMARY
The three designs rendered in this chapter offer divergent alternatives for the

development of Detachment Jericho as a residential neighbourhood. The Fused Grid uses
an innovative circulation pattern combined with the provisions of the existing zoning,
while Savannah introduces a moderate increase in density and extends the grid pattern of
adjacent streets, and the Jericho Walk option provides the most dwelling units while
utilizing much of the existing street network at Detachment Jericho. The latter two
designs both provide approximately twice the amount of conservation area compared to
the Fused Grid design (see Table 4.7). The amount of park space allotted in each design
is correlated with the density of proposed dwelling units; as each design is progressively
more dense, a greater proportion of the site area is devoted to park space.
Fused Grid
Land Use
Residential (Total)
Single-Family
Two-Family
Multi-Family
Public Right-of-way
Total Developed Area
Open Space (Total)
Park
Conservation Area
Total Area

Savannah

Jericho Walk

Total Area
(ha)

Percent of
Total Area

Total Area
(ha)

Percent of
Total Area

Total Area
(ha)

Percent of
Total Area

13.36
13.36
0
0
4.41
17.77
3.33
2.59
0.74
21.1

63%
63%
0%
0%
21%
84%
16%
12%
4%
100%

9.54
3.88
3.13
2.53
5.01
14.55
6.56
5.08
1.48
21.1

45%
18%
15%
12%
24%
69%
31%
24%
7%
100%

7.44
1.36
0
6.08
4.43
11.87
9.24
7.62
1.62
21.1

35%
6%
0%
29%
21%
56%
44%
36%
8%
100%

Table 5.7: Comparison of Land Uses by Area
The following table compares the diversity of housing types offered in each
design. As the Fused Grid option maintains the exclusively single-family residential
zoning, there is no housing diversity in that design alternative. The Savannah design adds
a mix of duplexes, townhouses and low-rise apartment buildings to the mix of housing
types, while reducing the size of the single-family lots that remain, and the Jericho Walk
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option offers the greatest variety of housing types, with a particular emphasis on low-rise
and mid-rise apartment units.
Type of Unit1
Detached residential, >1250 sq.ft.
Duplex or Townhouse, <1250 sq.ft.
Duplex or Townhouse, >1250 sq.ft.
Apartment in 3-4 storey building, <750 sq.ft.
Apartment in 3-4 storey building, 750-1250 sq.ft.
Apartment in 3-4 storey building, >1250 sq.ft.
Apartment in 5-8 storey building, <750 sq.ft.
Apartment in 5-8 storey building, 750-1250 sq.ft.
Apartment in 5-8 storey building, >1250 sq.ft.
Total Dwelling Units (Gross Density)

Fused Grid
Number of Units
200
0
0
0
0
0
0
0
0
200 (9.5 du/ha)

Savannah
Number of Units
86
0
204
118
118
6
0
0
0
532 (25.2 du/ha)

Jericho Walk
Number of Units
22
24
14
301
543
37
288
194
7
1430 (67.8 du/ha)

Table 4.8: Comparison of Dwelling Units by Type
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The dwelling types are classified according to the Simpson Diversity Index (SDI)
categories. See Appendix E for an explanation of how the number of each type of unit
was generated, as well as the details of the calculation of the SDI score for each design.
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5.
	
  

DESIGN EVALUATION
This chapter uses the modified LEED-ND criteria established in Chapter 2 to

evaluate each of the three designs. The first category of evaluation, Smart Location and
Linkages (SLL), primarily analyzes the attributes of the site itself, assessing whether it is
a sustainable location to develop according to the LEED-ND criteria. This will help to
demonstrate whether the Detachment Jericho site is an appropriate candidate for LEEDND certification. The second category, Neighbourhood Pattern and Design (NPD),
examines the particular characteristics of each individual design for their ability to
achieve the targets set out in the NPD criteria. This will help determine what form of
development is most likely to score well on the LEED-ND system, and reveal
opportunities and strategies for improving the LEED-ND score based on the results.
Both categories include prerequisites, which are mandatory targets that have no
points associated with them, and credits, which are optional criteria that have a varied
amount of achievable points. The prerequisites have been scored as “Achieved As
Designed” (denoted by a green circle), “Achievable with Modifications” (yellow circle),
or “Not Achieved” (red circle), whereas the credits are scored according to the LEED-ND
point system. Many of the criteria have more than one option for compliance, and for the
purpose of this report, only the relevant options have been considered (e.g. some options
provide different targets for projects under 40 acres, which does not apply to the
Detachment Jericho site, and some options use American standards that are not
transferable to the Canadian context).
The findings of each criterion’s evaluation are briefly described and displayed in
separate tables that compare the relative performance of each design. Following this, a
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summary of the entire design evaluation is presented. Finally, an addendum to the
primary evaluation is provided in the form of an additional design scenario that tests the
sensitivity of the LEED-ND rating system by exploring whether matching the dwelling
density of the Fused Grid design with the Savannah design would result in the Fused Grid
receiving the same score as the Savannah design.
5.1.

SMART LOCATION AND LINKAGES
The first SLL prerequisite criteria, Smart Location, requires that the site is within

an area serviced by water and wastewater infrastructure and also sets out four other
conditions of which the site must comply with at least one. This prerequisite is amply met
as the site is serviced and the site also fulfills at least three of the four options for
achieving this criterion.
It is an infill site (Option 1) according to the LEED targets because the
surrounding area has an intersection density higher than 140 intersections per square
mile; the actual intersection density is slightly over 300 intersections per square mile (see
Appendix G). The site is located on a transit corridor (Option 3) given that in all three
designs, over 50% of dwelling units are within a ¼-mile walk of a bus stop and the
cumulative service at these bus stops far exceeds 60 weekday trips and 40 weekend trips
(for perspective: one qualifying bus stop alone along West 4th Avenue has over 80
weekday trips and over 50 weekend trips; all designs have a minimum of 15 qualifying
bus stops). Finally, the site also achieves the requirement to be considered a Site With
Nearby Neighbourhood Assets (Option 4), which requires at least five diverse uses within
a ¼-mile walk distance of the project boundary, or seven diverse uses within ½-mile walk
distance from the project’s geographic centre; there are over 30 diverse uses within the
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¼-mile distance and 20 diverse uses within the ½-mile distance (see Appendix C for a list
of diverse uses in the vicinity of the project site, and Appendix D for a map showing their
locations in relation to the site).
Criterion

Fused Grid

Savannah

Jericho Walk

SLLP1 - SMART LOCATION







REQUIRED: SITE INFRASTRUCTURE

The site is in a serviced area; all designs qualify

OPTION 1. INFILL SITES

Over 300 intersections/square mile in the area within ½-mile of
the project boundary; exceeds target of 140

OPTION 2. ADJACENT SITES WITH
CONNECTIVITY
OPTION 3. TRANSIT CORRIDOR
OR ROUTE WITH ADEQUATE
TRANSIT SERVICE

Not relevant for this site
75.8% of du are
97.2% of du are
99.1% of du are
within ¼-mile
within ¼-mile
within ¼-mile
walk of a bus stop; walk of a bus stop; walk of a bus stop;
24 valid bus stops; 15 valid bus stops; 15 valid bus stops;
service exceeds 60 service exceeds 60 service exceeds 60
weekday trips and
weekday trips and
weekday trips and
40 weekend trips
40 weekend trips
40 weekend trips
Over 30 diverse uses within ¼-mile walk of project boundary,
and over 20 diverse uses within ½-mile walk of project centre;
exceeds respective targets of 5 and 7 diverse uses

OPTION 4. SITES WITH NEARBY
NEIGHBOURHOOD ASSETS
Table 5.1: Smart Location Evaluation

The second prerequisite concerns the presence of endangered species at the site. A
consultation with wildlife agencies or survey of the site must be conducted and if no
imperiled species are present or likely to be present, the site achieves the prerequisite; if
species are present, the developer must comply with an approved habitat conservation
plan. As indicated in the section in Chapter 2 on “Wildlife Ecology”, previous surveys of
Detachment Jericho have suggested that the wooded area in the northwest corner of the
site could be home to several species of birds and mammals that may be endangered,
such as a subspecies of the Peregrine Falcon. In order to mitigate the impact further
development of the site may have on this potential habitat, a conservation area has been
proposed in each of the three designs. Demarchi and Bently (2005) note that under
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British Columbia’s Wildlife Act, habitats for raptor species that are under the threat of
development may require a protective buffer, but “the degree of protection is not
specified by the Act” (11). Given the uncertainty of what a habitat conservation plan may
require, and the exact location or presence of imperiled species at the site, the evaluation
for this criteria is necessarily tentative and would require further study if the development
of the Detachment Jericho site were to proceed and LEED-ND certification was sought.
The Savannah and Jericho Walk designs conserve the entire wooded area, whereas the
Fused Grid conserves only a portion, resulting in an “Achievable with Modification”
rating for the Fused Grid design. However, all three of the designs could potentially
comply with a habitat conservation plan.
Criterion

Detachment Jericho
Fused Grid
Savannah
Jericho Walk

SLLP2 - IMPERILED SPECIES AND



ECOLOGICAL COMMUNITIES
Assumed to occur
CONSULTATION OR SURVEY
OPTION 2. HABITAT
CONSERVATION PLAN
All three designs could comply; Savannah and Jericho Walk
OPTION 3. HABITAT
provide larger conservation areas than the Fused Grid
CONSERVATION PLAN
EQUIVALENT
Table 5.2: Imperiled Species and Ecological Communities Evaluation
The third SLL prerequisite encourages the conservation of wetlands or water
bodies in order to preserve “water quality, natural hydrology, habitat, and biodiversity.
Similarly to the previous criteria, the only noted potential water body at Detachment
Jericho is a shallow pond (approximately 3 m diameter and 0.46 m deep) located in the
northwest wooded area, and all three designs proposed to conserve at least a portion of
that entire area from development. It is possible that the pond is too small to be
considered a wetland or water body according to the LEED definition (see Appendix A

	
  

77	
  

for the definitions). The exact location of the pond has not been identified in previous
reports, but it is likely that the Savannah and Jericho Walk designs have conserved
enough of the area to comply with the criterion’s 100 ft development buffer from water
bodies. The Fused Grid, by providing less of a conservation area, risks non-compliance
with this prerequisite if the pond is considered a wetland or water body and development
encroaches within the specified 100 ft buffer.
Criterion

Fused Grid

Savannah

Jericho Walk

SLLP3 - WETLAND AND WATER
BODY CONSERVATION







OPTION 1. NO WETLANDS OR
WATER BODIES NEAR PROJECT
OPTION 2. WETLANDS AND
WATER BODIES PRESENT

The pond in the wooded area is likely small enough to not be
considered a wetland or water body
Conserves the least
area

Conserves the
entire area

Conserves the
entire area

Table 5.3: Wetland and Water Body Conservation Evaluation
The site fulfills the fourth and fifth SLL prerequisites, as Detachment Jericho is
not within British Columbia’s Agricultural Land Reserve and does not contain
protected soils, and it is also not located in a 100-year high or moderate risk floodplain.
Criterion

Fused Grid

Savannah

Jericho Walk

SLLP4 - AGRICULTURAL LAND



CONSERVATION
SITE NOT ON DESIGNATED
The site is not within British Columbia’s Agricultural Land
Reserve (ALR)
AGRICULTURAL LAND
OPTION 1. PROTECTED SOILS
The site does not contain protected soils
NOT IMPACTED
Table 5.4: Agricultural Land Conservation Evaluation
Evaluation Criteria

Fused Grid

Savannah

Jericho Walk

SLLP5 - FLOODPLAIN AVOIDANCE







OPTION 1. SITE WITHOUT
The site does not contain floodplains
FLOODPLAINS
Table 5.5: Floodplain Avoidance Evaluation
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SLL Credit 1 awards up to 8 points based on the location type (whether it
qualifies as previously developed, infill, or adjacent site or combination of those types)
and the connectivity of the surrounding area, as measured by the number of intersections
within a ½-mile boundary of the site. Detachment Jericho was judged to qualify as an
infill site that is also previously developed, earning it 5 points. The requirement to be
considered a previously developed site is that at least 75% of the land in the site must
have been altered for development either now or in the past; given Detachment Jericho’s
current use and its previous incarnation both as a golf course and wartime military base, it
is likely that over 75% of the land has been altered, but this has not been confirmed. If
judged to not a previously developed site, all designs would still earn 3 points from
Option 1 because it is an infill site. Further, the intersection density in the area within ½mile of the project boundary is between 300 and 350 intersections per square mile,
earning it an additional 3 points.
Criterion

Fused Grid

Savannah

Jericho Walk

SLLC1 - PREFERRED
LOCATIONS (8 Points)
OPTION 1. LOCATION TYPE
a) PREVIOUSLY DEVELOPED (1)
b) ADJACENT SITE, PREVIOUSLY
DEVELOPED (2)
c) INFILL SITE (3)
d) INFILL SITE, PREVIOUSLY
DEVELOPED (5)

8

8

8

OPTION 2. CONNECTIVITY

Detachment Jericho is an infill site, and is adjudged by the
author to be previously developed, earning all designs 5 points

All designs earn 3 points, as the connectivity in the surrounding
area is between 300 and 350 intersections/square mile

Table 5.6: Preferred Locations Evaluation
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Though the site has been defined as a previously contaminated site under the
Federal Contaminated Sites Inventory program, the necessary remediation has already
occurred and the site is considered by DND to be closed, requiring no further action (see
DND, 2004). Since it is remediated, the site would likely not qualify as a brownfield,
though this should be confirmed with the Canada Green Building Council.
Criterion

Fused Grid

Savannah

Jericho Walk

0

0

0

SLLC2 - BROWNFIELD
REDEVELOPMENT (1 Point)
OPTION 1. BROWNFIELD SITES

The site has been identified as a previously contaminated site
by the federal government’s Federal Contaminated Sites
Inventory, but has already been remediated

Table 5.7: Brownfield Redevelopment Evaluation
All three designs qualify as a transit-served location according to the requirements
for SLL Credit 3, Locations with Reduced Automobile Dependence. The criterion
stipulates that a minimum amount of 50% of dwelling unit entrances be located within a
¼-mile walk of a bus stop, and points are earned when service at those stops exceeds a
certain daily level of trips. In order to achieve the maximum number of points, the total
number of trips from all qualifying stops must exceed 320 weekday trips and 200
weekend trips. All three designs far exceed this amount of trips, as a single bus stop along
West 4th Avenue has at least 80 weekday trips and 50 weekend trips, and all designs have
over 15 bus stops within walking distance (see Appendix F for a map of these locations).
Criterion
SLLC3 - LOCATIONS WITH
REDUCED AUTOMOBILE
DEPENDENCE (7 Points)
OPTION 1. TRANSITSERVED
LOCATION

Fused Grid

Savannah

Jericho Walk

7

7

7

75.8% of dwelling
units are within ¼mile walk of a bus
stop; 24 valid bus
stops; service exceeds
320 weekday trips and
200 weekend trips

97.2% of dwelling
units are within ¼mile walk of a bus
stop; 15 valid bus
stops; service exceeds
320 weekday trips and
200 weekend trips

99.1% of dwelling
units are within ¼mile walk of a bus
stop; 15 valid bus
stops; service exceeds
320 weekday trips and
200 weekend trips

Table 5.8: Locations with Reduced Automobile Dependence Evaluation
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SLL Credit 4 offers 1 point for developments in proximity to a qualifying bicycle
network that also provide a certain amount of bicycle storage in their multiunit
residential, retail, and other nonresidential buildings. Though bicycle storage facilities are
not specifically included in the designs, for the purpose of this report it is assumed that
the designs could accommodate such facilities. Detachment Jericho is close to several
designated on and off-street bicycling routes including the Off-Broadway Route and the
Seaside Route (image below), which is itself 28 kilometres long including the Stanley
Park Seawall, much longer than the minimum 5 miles required by the credit.

Figure 5.1: The Seaside Bicycle Route (the solid green line along the waterfront,
and the subject site outlined in red). (Source: vancouver.ca)
The City of Vancouver’s bicycle network as a whole now has over 400 lane-kilometres of
length. However, it is uncertain whether the physical dimensions of all of these routes
would meet LEED’s specific dimensions for path width (see ‘bicycle network’ definition
in Appendix A). Given the extensive nature of the City of Vancouver’s bicycle network,
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the benefit of the doubt in this case leans towards awarding the point, though further
research may be necessary to confirm this decision.
Criterion

Fused Grid

Savannah

Jericho Walk

1

1

1

SLLC4 - BICYCLE NETWORK
AND STORAGE (1 Point)
BICYCLE NETWORK

The project site is within ¼-mile bicycle distance of an
extensive bicycle network, including a single route (Seaside)
that is 28 km in length
All designs are assumed to provide sufficient bicycle storage

BICYCLE STORAGE
Table 5.9: Bicycle Network and Storage Evaluation

There are a variety of ways that projects can comply with the LEED-ND credit for
steep slope protection. For projects without slopes over 15%, the 1 point available for the
credit is automatically awarded; for sites with slopes greater than 15%, such as
Detachment Jericho, there is a maximum of development that can occur on such slopes,
and a certain percentage of steep slopes must be restored with native or adapted plants. At
Detachment Jericho, most of the slopes exceeding 15% are located south and west of the
Headquarters Building, and more generally in the southwest corner of the site (see Figure
6.2 on the following page, which was generated in ArcGIS from 1-metre contour
elevations lines obtained from the City of Vancouver’s Open Data Catalogue).
The Jericho Walk design is most likely to achieve this point due to its general
avoidance of developing in areas above in areas above 15%. The Savannah design’s
linear park along the south boundary covers much of the sloped area of the site, but the
blocks of duplexes located near the Headquarters Building’s current location would
infringe on the steep slopes in that area; the design would likely require some
modification in order to achieve this credit. The Fused Grid design is probably unable to
achieve this credit, as it develops both in the area surrounding the Headquarters Building,
and in the southwest corner of the property.
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Figure 5.2: Slopes Percentages at Detachment Jericho
Criterion
SLLC6 - STEEP SLOPE
PROTECTION (1 Point)
OPTION 1. NO DISTURBANCE OF
SLOPES OVER 15%
OPTION 2. PREVIOUSLY
DEVELOPED SITES WITH SLOPES
OVER 15%

Fused Grid

Savannah

Jericho Walk

0

1

1

The design
disturbs slopes
over 15%
It is not possible
for the design to
limit development
to 40% of slopes
between 25% and
40% and 60% of
slopes between
15% and 25%

The design
disturbs slopes
over 15%
It is likely the
design could limit
development to
40% of slopes
between 25% and
40% and 60% of
slopes between
15% and 25%

The design may be
able to achieve this
option
This design could
easily meet the
limitations on
development of
steep slopes

Table 5.10: Steep Slope Protection Evaluation
Like SLL prerequisites 2 and 3, the final SLL criterion used in this report
examines the project’s impact on habitats, wetlands, and water bodies, providing 1 point
to projects that comply with the requirements. The Jericho Walk and Savannah options
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are more likely to earn this credit as they maintain the wooded area in its entirety,
whereas the Fused Grid option develops a portion of the area. In order to earn this credit,
the developer must commit to certain management activities in addition to developing
outside of a buffer around the protected area. While not part of the design plans produced
in this report, it is assumed that such activities could be undertaken.
Criterion

Fused Grid

Savannah

Jericho Walk

SLLC7 - SITE DESIGN FOR
HABITAT OR WETLAND AND
WATER BODY CONSERVATION (1
Point)
The design may
The design
The design
OPTION 2. SITES WITH
infringe
on
the
conserves
the
conserves
the
SIGNIFICANT HABITAT
sensitive areas due
wooded area; this
wooded area; this
OPTION 3. SITES WITH
to conserving less
likely would earn
likely would earn
WETLANDS AND WATER BODIES
land
the point
the point
Table 5.11: Site Design for Habitat or Wetland and Water Body Conservation Evaluation

0

5.2.

1

1

NEIGHBOURHOOD PATTERN AND DESIGN
Under the Neighbourhood Pattern and Design category, there are three

prerequisites all projects must achieve. The first, Walkable Streets, sets out four
minimum conditions that are associated with a more pedestrian friendly environment, all
of which need to be met. Developments are required to achieve the following conditions:
for at least 90% of the new building frontage, locate building entries facing a public space
(not a parking lot or driveway); 15% or more of the project’s street frontage must have a
minimum building-height-to-width ratio of 1:3; continuous sidewalks must be provided
along both sides of a minimum 90% of streets or frontages in the project; and less than
20% of street frontages should be faced by garage or service bay openings.
For Condition A, given that in all designs rear access lanes are provided for all
detached dwellings and underground parking for multiunit residential buildings, it likely
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that all building entries will have their principal entry face either a public street or park;
this would depend on the particular design of buildings, but it should be easily
accomplished. Similarly for Condition C and D, all street right-of-ways in the designs are
intended to have sidewalks on both sides of the street, and the utilization of rear lanes for
parking access should entail that garages or service bays would not face frontages.
The Fused Grid design would not achieve Condition B, as the distance from each
lot’s building line (a setback of 7.3 m) to the centre of the street right-of-way (another
7.62 m) would require homes that are at least 10 m in height, as measured to the top of
the eaves; the RS-1 zone used to model the Fused Grid design limits building heights to
9.5 m or less. The Savannah design is likely to achieve Condition B, as the multiunit
residential buildings in the northwest corner are either 3 or 4 storeys, and occupy roughly
over 25% of the developed land area in that scenario. Jericho Walk, as it is comprised
almost exclusively of low to midrise buildings, would certainly achieve Condition B.
Criterion

Fused Grid

Savannah

Jericho Walk







A) 90% OF NEW BUILDING
FRONTAGE HAS ENTRY FACING
PUBLIC SPACE

100%

100%

100%

B) 15% OF NEW STREET
FRONTAGE HAS
MINIMUM BUILDING-HEIGHTTO-WIDTH RATIO OF 1:3

Not achieved

Likely achieved

Surpasses
requirement

C) CONTINUOUS SIDEWALKS
PROVIDED ALONG 90% OF
STREETS OR FRONTAGE

Yes

Yes

Yes

D) LESS THEN 20% OF THE
STREET FRONTAGES ARE FACED
BY GARAGES

Yes

Yes

Yes

NPDP1 - WALKABLE STREETS

Table 5.12: Walkable Streets (Prerequisite) Evaluation

	
  

85	
  

The second NPD prerequisite provides minimum density targets that projects
must reach, with 12 dwelling units per acre of buildable land (30 du/ha) in portions of the
site where residences are located a ¼-mile walk distance from transit service, and 7
dwelling units per acre (17 du/ha) for the rest of the site. For the purpose of this credit,
LEED defines the density as the number of units divided by the amount of buildable land,
a category that excludes space allotted to public rights-of-way and land excluded from
development by legal requirements or LEED requirements. Since all developments in
Vancouver greater than 20 acres must according to the Subdivision By-law provide 10%
of the property as park land or provide cash-in-lieu, 2.11 hectares of park space in each
design was removed from the total buildable land total (10% of the site’s 21.1 hectares).
The conservation areas in the northwest of the site were also removed from the buildable
area (0.74 ha for Fused Grid, 1.48 ha for Savannah, and 1.62 ha for Jericho Walk).
The Fused Grid design, at 14.5 du/ha throughout the site, does not meet the
minimum requirements, either in the transit served areas or elsewhere. In order to meet
the LEED-ND criteria, additional dwelling units would need to be added to the site; this
could come in the form of laneway houses, which has been permitted in single-family
residential zones of Vancouver since July 2009, by reducing the lot size of the singlefamily homes, or by adding more dense forms of housing. Interestingly, though the
Jericho Walk design has over a thousand more dwelling units than the Fused Grid design,
it also would not qualify for this prerequisite in its current configuration. Jericho Walk
has 117 du/ha in the transit served area, far exceeding the target of 30 du/ha, but for the
14 single-family lots in the southwest corner that are not within ¼-mile walking distance
of transit, the density is only 16 du/ha, below the required 17.3 du/ha. This could be
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easily remedied by modifying the design to either not include any dwelling units in this
area, or by increasing the density in a manner mentioned earlier. The Savannah design is
the only option that achieves this prerequisite, with over 40 du/ha in
transit served areas and over 20 du/ha in areas outside the specified walking distance.
Criterion

Fused Grid

Savannah

Jericho Walk

NPDP2 - COMPACT DEVELOPMENT







43.8 du/ha (518
dwelling units;
11.8 ha)

117.2 du/ha (1416
dwelling units;
12.1 ha)

20.7 du/ha (14
dwelling units;
0.67 ha)

16.2 du/ha (14
dwelling units;
0.87 ha)

OPTION 1. TRANSIT CORRIDOR
A) DENSITY IN AREAS WITHIN ¼MILE WALK OF TRANSIT STOP MUST
BE AT LEAST 30 DU/HA
B) ALL OTHER AREAS MUST
HAVE MINIMUM 17.3 DU/HA

The design has an
overall density of
14.5 du/ha
(200 dwelling
units; 13.84 ha).
The target is not
met

Table 5.13: Compact Development (Prerequisite) Evaluation
The final NPD prerequisite, Connected and Open Community, stipulates that the
project must not be gated, and that the site must have a high degree of connectivity to
allow for easy pedestrian and bicycling connections, as defined by a minimum of at least
140 intersections per square mile. Further, all designs must have a street or pedestrian
path that intersects with the project boundary at least every 800 ft (244 m), and the
number of pedestrian paths cannot be more than 20% of the total number of connections.
The western boundary with the Jericho Hill site (i.e. West Point Grey Academy and West
Point Grey Community Centre) is excluded from this boundary intersection requirement
as the neighbouring property is previously developed and does not have through
connections every 800 ft for a development at Detachment Jericho to link up with.
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Figure 5.3: Project Boundary Intersection Interval Distance
Source: LEED-ND 2009 Rating System
None of the three design options are gated communities, fulfilling that initial
requirement. All designs also meet the intersection density condition, with the Savannah
design leading with 498 intersections per square mile and Jericho Walk tallying 250
intersections per square mile; the Fused Grid even has 350 intersections per square mile
despite its discontinuous street pattern, because of the connections with alleys and
pedestrian walkways that also are includable in the calculation of intersections. However,
all of the designs fail the third condition, because too high a proportion of the project
boundary intersections for each design are pedestrian paths and not streets. The Savannah
design additionally has distances greater than 800 ft on its southeast and northeast corners
that are uninterrupted by an intersection. In order to fulfill this prerequisite, all designs
would need some modifications to their street pattern.
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Criterion

Fused Grid

Savannah

Jericho Walk

NP3P3 - CONNECTED AND OPEN
COMMUNITY
A) NOT A GATED COMMUNITY
B) 140 INTERSECTIONS/SQUARE
MILE INTERNAL TO THE PROJECT







Achieved

Achieved

Achieved

350

498

250

Project boundary
has 11
intersections, 3 of
which are
pedestrian paths.
27% pedestrian
paths disqualifies
this design

Project boundary
has 11
intersections, 3 of
which are
pedestrian paths.
27% pedestrian
paths disqualifies
this design. Also
the northeast and
southeast project
boundaries have
intersection gaps
greater than 800 ft

Project boundary
has 9 intersections,
3 of which are
pedestrian paths.
33% pedestrian
paths disqualifies
this design

C) PROJECT BOUNDARY
INTERSECTED EVERY 800 FT BY
STREET OR PATH; PATHS MUST
BE LESS THAN 20% OF TOTAL

Table 5.14: Connected and Open Community Evaluation
In addition to the minimum requirements for Walkable Streets presented at the
prerequisite level, the optional credit version of the Walkable Streets criterion lists 16
items that projects can achieve in order to receive a maximum of 12 points, depending on
the number of items achieved. The items cover a range of design features such as façades,
entries, ground-level use, parking, street design speeds, and sidewalk intrusions. Seven of
the items are specifically geared towards non-residential or mixed uses (items C, D, E, F,
H, L, and O) and thus none of the designs in this report were able to achieve those items.
The front-yard setbacks for the single and two-family lots in all designs are set at
7.3 m, as per the provisions in the Vancouver Zoning and Development By-law; setbacks
in multi-family areas are typically 3.1 m or less. If all buildings were built up to their
building lines, these specifications would allow all designs to achieve item A which
requires a maximum of 25 ft (7.62 m) distance between the property line and the building
line for at least 80% of all buildings. Item B has a stricter requirement of 18 ft maximum
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between the property line and building line for at least 50% of building frontage, and only
the multiunit-focused Jericho Walk design would fulfill this item.

Figure 5.4: Illustration of maximum setbacks for Item A and B (LEED, 2010)
It is assumed in all designs that no more than 40% of a street-facing building frontage
would be blank (i.e. without a window or door), which allows all designs to achieve item
G. Given their extensive use of narrow local street rights-of-way without a designated
parking lane on both sides, the Fused Grid and Savannah designs do not achieve item I,
whereas the wider collector streets in the Jericho Walk option allow for enough
designated on-street parking (the woonerfs are not included in this requirement, as per
LEED guidelines). Every street right-of-way is intended to include 5 ft sidewalks on both
sides of the street, enabling all of the designs to achieve item J. It is assumed that at least
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50% of ground-floor dwelling units in each option could be designed to have an floor
level higher than 24 inches above the sidewalk (such as in the ground-floor townhouse
units in the Ansonia building in Figure 5.4 below), permitting all designs to attain item K.
Neither the Fused Grid or Savannah options have enough building height to facilitate a
building-height-to-width ratio of 1:3 for 40% of the street frontages, while the higher
density Jericho Walk option would likely qualify for item M. It is possible that all of the
designs could have their streets designed for a target speed of 20 miles per hour (32
km/h), but for the purpose of this report it was decided to be too speculative to make a
judgment, and item N was not included in the totals for any of the designs. Finally, item P
is accomplished by all three designs, as all designs utilize rear access lanes for parking
facilities, greatly reducing the need for sidewalk intrusions (i.e. driveways).

Figure 5.5: Townhouses in Ansonia with a floor level elevated above the sidewalk
Source: Google Street View
	
  

91	
  

Criterion

Fused Grid

Savannah

Jericho Walk

NPDC1 - WALKABLE STREETS
(12 Points)
a) 80% of Street Facing
Building Facades are Within



25 feet of property line
b) 50% of Street Facing
Not achieved
Not achieved
Building Facades are within

18 feet of property line
g) No more than 40% of
Length of Any Facade facing



a Sidewalk may be without a
(assumed)
(assumed)
(assumed)
Window or Door (No Blank
Walls)
i) On-Street parking is
provided on at least 70% of



both sides of streets
j) Continuous sidewalks are
Available on All Streets; At



least 5 feet wide for
Residential Blocks
k) At Least 50% of GroundFloor Dwelling Units have



an elevated Floor Level at
(assumed)
(assumed)
(assumed)
least 24 inches higher than
the sidewalk
m) At least 40% of all
Street Frontage within the
Project has a Building


Height-to-street-width ratio
of 1:3
n) At Least 75% of
residential-only Streets are
Possibly achieved; Possibly achieved; Possibly achieved;
not counted in total not counted in total not counted in total
designed for a target speed
items
items
items
of no more than 20 mph (32
kph)
p) At-grade crossings with
driveways are no more than



10% of the total length of
sidewalks
Table 5.15: Walkable Streets (Credit) Evaluation

2
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2

4

The second credit in the NPD category, Compact Development, also builds on the
minimum standards of the prerequisite version, assigning up to 6 points for projects that
surpass specified density thresholds. The Jericho Walk design receives the most points in
this category for its 110 du/ha, while Savannah receives less for its 43 du/ha, and the
Fused Grid design, at 15 du/ha, does not meet the level required to achieve points. In
order to reach their next point threshold, Jericho Walk would require 578 dwelling units,
the Fused Grid would need 142 dwelling units, while Savannah would require only 24
more dwelling units.
Criterion
NPDC2 – COMPACT
DEVELOPMENT (6 Points)
DENSITY ABOVE 24.7 DWELLING
UNITS/HECTARE

Fused Grid

Savannah

Jericho Walk

0

2

5

14.5 du/ha (200
dwelling units;
13.84 ha). No
points awarded

42.5 du/ha (532
du; 12.5 ha). 2
points awarded

110.4 du/ha (1430
units, 12.9 ha). 5
points awarded

Table 5.16: Compact Development (Credit) Evaluation
The intent of NPDc3, Mixed-Use Neighbourhood Centres, is to encourage close
proximity between dwelling units and diverse land uses so that residents can shop,
exercise, work, and carry out their other daily tasks by walking or cycling rather than
requiring a car to travel to their destinations. Projects earn points in this criterion by
designing the layout so that at least 50% of dwelling units are within a ¼-mile walk
distance of at least four diverse uses (see Appendices D and E for diverse uses located
near the site); the more uses within walking distance of those units, the more points
awarded. For those projects larger than 40 acres, such as the subject site, these diverse
uses must be clustered into ‘neighbourhood centres’, wherein each establishment’s entry
must be within a 300-foot walk distance of a central point in the cluster of uses.
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The diverse uses in the vicinity of Detachment Jericho are mapped in Appendix
D, with a qualifying neighbourhood centre located at Jericho Village (West 4th Avenue
and Alma Street). The neighbourhood centre has at least 11 diverse uses; there are more
businesses in the area, but because LEED only counts a maximum of 2 uses in each
category, only 11 diverse uses qualify (see Appendix C for a list of diverse use
categories). Due to the location of the neighbourhood centre to the east of the project
boundary, the dwelling units in each design that are within a ¼-mile walk distance of the
neighbourhood centres are all located along the east, and particularly northeast boundary
of the site. An additional potential neighbourhood centre was also considered at
Broadway and Alma, but was not included in the analysis because the central point of the
diverse use cluster was not within ¼-mile walking distance of dwelling units in the
project designs.
The only design to achieve points on this criterion was the Savannah design,
which has slightly over 50% of its dwelling units located within ¼-mile walking distance
of Jericho Village. The Fused Grid, with its low densities distributed evenly throughout
the site did not qualify, and Jericho Walk did not achieve the target as its relatively higher
densities are not clustered in the northeast corner, as is the case in the Savannah design.
Criterion
NPDC3 - MIXED-USE
NEIGHBORHOOD CENTERS (4
Points)
DIVERSE USES WITHIN ¼-MILE
WALK DISTANCE OF 50% OF
UNITS

Fused Grid

Savannah

Jericho Walk

0

3

0

15.7% of du are
within ¼-mile
walk of
neighbourhood
centre with 11
diverse uses

51.1% of du are
within ¼-mile
walk of
neighbourhood
centre with 11
diverse uses

16.5% of du are
within ¼-mile
walk of
neighbourhood
centre with 11
diverse uses

Table 5.17: Mixed-Use Neighborhood Centers Evaluation
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To encourage a range of housing options that would suit a variety of income
levels and family backgrounds, the Mixed-Income Diverse Communities credit in the
LEED-ND rating system offers up to 7 points for projects that provide a mix of housing
types and/or include an affordable housing component. For the purpose of this report it
was determined that it would be too speculative to assign prices to particular dwelling
units, so the affordable housing option in the criterion was not evaluated, leaving a
maximum of 3 points for the diversity of housing types portion of the criterion.
This credit measures housing diversity by using the Simpson Diversity Index
(SDI), which is a tool that “calculates the probability that any two randomly selected
dwelling units in a project will be of a different type” (LEED-ND, 2009). The SDI uses
20 categories to classify different kinds of housing according to the size (small = 750 sq
ft or less, medium = between 750 and 1250 sq ft., and large = greater than 1250 sq ft.)
and type (detached, duplex, townhouse, apartment, etc.). The details of each design’s
housing composition are provided in Appendix E.
Criterion

Fused Grid

Savannah

Jericho Walk

NPDC4 - MIXED-INCOME
DIVERSE COMMUNITIES
(3 Points)

0

3

3

OPTION 1. DIVERSITY OF
HOUSING TYPES

0.0 on the Simpson
Diversity Index

0.73 on the
Simpson Diversity
Index

0.75 on the
Simpson Diversity
Index

Table 5.18: Mixed-Income Diverse Communities Evaluation
NPDc5, Reduced Parking Footprint, rewards projects that devote less of their
development area to off-street parking, promoting a more pedestrian oriented
environment. In order to achieve this credit, projects must either not build off-street
parking, or if they do it must be less than 20% of the development footprint and located
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to the side or rear of buildings. Further, projects must provide a certain amount of bicycle
storage in multiunit residential and commercial buildings, helping to reduce the demand
for car parking. Though bicycle storage has not been specifically allocated into the
buildings in the three designs created for this report, it is assumed for this credit that it
could be provided within each building. Since each of the three designs rear lane access
for low-density housing and underground parking garages for multiunit residential
buildings, all of the designs are expected to achieve the available point in this credit.
Criterion

Fused Grid

Savannah

Jericho Walk

NPDC5 - REDUCED PARKING
FOOTPRINT (1 Point)
A) NO OFF-STREET PARKING
Achieved
Achieved
Achieved
LOTS IN FRONT OF BUILDINGS
B) NO MORE THAN 20% OF
Achieved
Achieved
Achieved
DEVELOPMENT FOOTPRINT FOR
OFF-STREET PARKING
C) PROVIDE BICYCLE PARKING
Assumed to be
Assumed to be
Assumed to be
provided
provided
provided
AND STORAGE
D) PROVIDE CARPOOL AND/OR
n/a (no nonn/a (no nonn/a (no nonSHARED USE PARKING SPACES
residential
residential
residential
buildings
are
buildings
are
buildings
are
FOR NON-RESIDENTIAL AND
included
in
design)
included
in
design)
included
in
design)
MIXED-USE BUILDINGS
Table 5.19: Reduced Parking Footprint Evaluation

1

1

1

The Street Network credit requires that projects have a through-street or
pedestrian path that intersects the project boundary every 400 ft, and for projects that
meet that standard, it rewards either 1 or 2 points based on the number of intersections
per square mile either internal to the project or within ¼-mile of the project boundary.
None of the three designs are able to achieve this credit, as they all have distance between
project boundary intersections that exceed 400 ft. Even though the Fused Grid and
Savannah designs have enough intersection density to earn points according to the second
part of this criterion, they fail the first condition and are not awarded any points.
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Criterion

Fused Grid

Savannah

NPDC6 - STREET NETWORK (2
Points)
THROUGH-STREET INTERSECTS
Distances between Distances between
through-streets
through-streets
OR TERMINATES AT THE PROJECT
exceed
400
ft
exceed 400 ft
BOUNDARY EVERY 400 FEET
350/square mile
498/square mile
INTERSECTION DENSITY
Table 5.20: Street Network Evaluation

0

0

Jericho Walk

0
Distances between
through-streets
exceed 400 ft
250/square mile

The final three credits used in this evaluation each confer 1 point based on the
proportion of dwelling units in the project within walking distance to a specific type of
community facility. They have been grouped together in Table 5.21 because of their
similarity. NPDc9 requires that 90% of dwelling units be within a ¼-mile walk of a civic
and public space; NPDc10 requires 90% of dwelling units within a ½-mile walk of
recreational facilities; and NPDc15 requires 50% of dwelling units within a ½-mile walk
of an elementary or middle school, or a 1-mile walk of a high school.
Since each of the three designs includes park space within its boundaries, and
Jericho Beach Park is adjacent to the subject site, all three designs achieve the point for
NPDc9. Similarly, because of the recreational facilities available at Jericho Beach Park,
West Point Grey Park, and the West Point Grey Community Centre, all of the designs
score highly in the NPDc10 category as well. Finally, with a private Catholic elementary
school south of the project (Our Lady of Perpetual Help), a public elementary school east
of the project (Bayview Community School), and a public high school to the south of the
site (Lord Byng Secondary School), all three designs achieve the point for NPDc15.
Considering these community facilities are so close to the subject site, the fact that all
three designs earn all of the points in this category reflects the well-serviced nature of the
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surrounding community rather than any superiority in one design over another; the points
awarded reinforce the proposition advanced in the first phase of evaluation, namely that
the site is well located to achieve LEED-ND recognition.	
  
Evaluation Criteria

Fused Grid

Savannah

Jericho Walk

NPDC9 - ACCESS TO CIVIC AND
PUBLIC SPACES (1 Point)
90% OF DWELLING UNITS ARE WITHIN
¼-MILE WALK DISTANCE OF CIVIC OR
PUBLIC SPACE
NPDC10 - ACCESS TO RECREATION
FACILITIES (1 Point)

1

1

1

97% of du within
¼-mile walking
distance of park

100% of du within
¼-mile walking
distance of park

100% of du within
¼-mile walking
distance of park

1

1

1

90% OF DWELLING UNITS ARE WITHIN
½-MILE WALK DISTANCE OF
RECREATIONAL FACILITIES

100% of du within
½-mile walking
distance of
recreational
facilities

100% of du within
½-mile walking
distance of
recreational
facilities

100% of du within
½-mile walking
distance of
recreational
facilities

NPDC15 - NEIGHBORHOOD SCHOOLS
(1 Point)

1

1

1

100% of du within
1-mile walking
distance of high
school; 81.8% of
du within ½-mile
walking distance
of elementary
school

100% of du within
1-mile walking
distance of high
school; 87.6% of
du within ½-mile
walking distance
of elementary
school

100% of du within
1-mile walking
distance of high
school; 78.1% of
du within ½-mile
walking distance
of elementary
school

50% OF DWELLING UNITS ARE WITHIN
½-MILE WALK DISTANCE OF
AN ELEMENTARY OR MIDDLE SCHOOL,
OR 1-MILE WALK DISTANCE TO A HIGH
SCHOOL

Table 5.21: Access to Community Facilities Evaluation
5.3.

FUSED GRID MULTI-UNIT VARIANT EVALUATION
In order to test whether simply matching dwelling unit densities in the Fused Grid

model with the densities in the Savannah design would result in the same score, a
modified version of the Fused Grid design was created. This “Fused Grid – Multi-Unit”
option includes 128 duplex units (compared to 130 in Savannah), 74 townhouse units (the
same as Savannah), 113 single-family units (compared to 86 in Savannah), and 246 lowrise apartment units (compared to 242 in Savannah). The additional apartment and
townhouse buildings were added in the northeast corner of the site, including on land that
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was originally designed to be a small park, while the duplexes were added throughout the
northern half of the site, as in the Savannah design.
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The Fused Grid Multi-Unit design would receive 5 more points than the original
Fused Grid: 2 points from the Compact Development credit for increasing its density to
40.5 du/ha, and 3 points from the Mixed Income Diverse Communities credit for
increasing its Simpson Diversity Index score to 0.74. Unlike the original Fused Grid, it
would also likely qualify for the Walkable Streets prerequisite by possessing street
frontages with a building-height-to-width ratio of 1:3, and for the Compact Development
prerequisite. However, the Fused Grid Multi-Unit design still only achieves 11 points
compared to Savannah’s 14 points in the NPD category because it would not earn any
points under the Mixed-Use Neighbourhood Centres credit, with only 41.7% of dwelling
units within a ¼-mile walking distance of the neighbourhood centre at Jericho Village.
While it shares nearly the same density profile as the Savannah design, the Fused Grid
Multi-Unit option still does not achieve the same amount of points in the NPD category.
This indicates that the LEED-ND criteria can be fastidious and a thorough understanding
of the system is necessary to maximize a project’s score.

5.4.

DESIGN EVALUATION SUMMARY
The first phase of evaluation, testing the Detachment Jericho site for its scoring

potential in the LEED-ND rating system, gives an indication that the property is well
located and likely to score well in the Smart Location and Linkages category. The Fused
Grid design scores lower than the others because it conserves less of the potential habitat
area and its development footprint extends over much of the portion of the site where the
slope exceeds 15%. The Savannah design also lost a point for its development of the
sloped area, while the Jericho Walk design earned full marks in the SLL category.	
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Design 1A
(Fused Grid
Multi-unit)

Design 2
(Savannah)

Design 3
(Jericho
Walk)

































FLOODPLAIN AVOIDANCE
(Prerequisite)









PREFERRED LOCATIONS
(8 Points)
BROWNFIELD
REDEVELOPMENT
(1 Points)
LOCATIONS WITH REDUCED
AUTOMOBILE DEPENDENCE
(7 Points)
BICYCLE NETWORK AND
STORAGE
(1 Points)
STEEP SLOPE PROTECTION
(1 Point)
SITE DESIGN FOR HABITAT
OR WETLAND AND WATER
BODY CONSERVATION
(1 Point)

8

8

8

8

0

0

0

0

7

7

7

7

1

1

1

1

0

0

0

1

0

0

1

1

16

16

17

18

Evaluation Criteria

Design 1
(Fused Grid)

1. Smart Location and Linkage
SMART LOCATION
(Prerequisite)
IMPERILED SPECIES AND
ECOLOGICAL COMMUNITIES
(Prerequisite)
WETLAND AND WATER
BODY CONSERVATION
(Prerequisite)
AGRICULTURAL LAND
CONSERVATION
(Prerequisite)

TOTAL (19 POINTS)

Table 5.22: Summary of Smart Location and Linkages Evaluation
The Neighborhood Pattern and Design category revealed certain attributes of the
designs that were associated with higher scores. In general, the density and form
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associated with multifamily buildings enabled Savannah and Jericho Walk to rate higher
than the Fused Grid in a number of areas. First, the RS-1-derived building heights and
setback requirements used to model the Fused Grid’s single-family homes were
insufficient to create a 1:3 building-height-to-width ratio, resulting in a failed Walkable
Streets prerequisite as well as fewer points in the Walkable Streets credit category.
Secondly, the Fused Grid design did not have enough dwelling unit density to achieve
either the Compact Development prerequisite or credit. Finally, the Fused Grid’s reliance
on a single type of housing, namely single-family detached, resulted in a score of 0 points
in the Mixed Income Diverse Communities credit.
However, increased dwelling unit densities are not always correlated with an
increased LEED-ND score. The low-density Fused Grid option did not score any points
in the Mixed-Use Neighbourhood Centres (NPDc4) category, but neither did the highdensity Jericho Walk option, which has over 7 times the number of dwelling units than
the Fused Grid option, and over 2.5 times the number of dwelling units that the Savannah
design has. The only design to score points in the NPDc4 category was the Savannah
design, which has its multifamily buildings all located in the northeast corner of the site,
closest to the neighbourhood centre at Jericho Village.
This demonstrates that it is not only the amount of density that matters in
achieving LEED-ND recognition, but also where it is located on the site. In this case,
there is a trade-off between increasing densities generally and targeting particular areas
for higher density; Savannah scored 3 points for its well-located density, but Jericho
Walk’s much higher overall density enabled it to score 5 points in the Compact
Development credit compared to Savannah’s 2 points, essentially cancelling out the
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difference between the scores. However, if the Savannah design had added only 24 more
dwelling units to the design it would have reached a higher threshold and earned an
additional point.
All of the designs have not received an “Achieved” rating in the Connected and
Open Community prerequisite and would require modification in order to meet the
criteria. The common reason all three designs fail this prerequisite is because they do not
have enough streets intersecting the project boundary; Savannah has a linear park all the
way along the southern edge of the site, and Jericho Walk also has park space located on
the north and south boundaries; while pedestrian paths cutting across the park space were
provided in both designs to facilitate connectivity through these open spaces, too many of
the right-of-way intersections with the project boundary were pedestrian paths (only 20%
or less is permitted). Similarly, the Fused Grid had too many pathways at the project
boundary relative to the number of streets, also impeding it from achieving the target.
Finally, all designs scored 4 points or less out of 12 possible points in the
Walkable Streets credit category, as they all contain only residential uses, and the seven
remaining items all pertain exclusively to non-residential uses. This indicates that a
LEED-ND project proponent should encourage at least a small amount of retail or
commercial uses in their development in order to access the points available specifically
for non-residential uses.
For development projects intending to receive LEED-ND certification and
maximize their score, these details can make the difference between achieving levels of
certification or even whether the project meets the LEED-ND prerequisites, and they
should be taken into consideration early in the planning stages of development.

	
  

103	
  

Evaluation Criteria

Design 1
(Fused Grid)

Design 1A
(Fused Grid
Multi-Unit)

Design 2
(Savannah)

Design 3
(Jericho
Walk)







2. Neighborhood Pattern and Design
WALKABLE STREETS

(Prerequisite)

COMPACT DEVELOPMENT




(Prerequisite)
CONNECTED AND OPEN
COMMUNITY




(Prerequisite)
WALKABLE STREETS
(12 Points)
COMPACT DEVELOPMENT
(6 Points)
MIXED-USE
NEIGHBORHOOD CENTERS
(4 Points)
MIXED-INCOME DIVERSE
COMMUNITIES
(3 Points)
REDUCED PARKING
FOOTPRINT
(1 Point)
STREET NETWORK
(2 Points)
ACCESS TO CIVIC AND
PUBLIC SPACES
(1 Point)
ACCESS TO RECREATION
FACILITIES
(1 Point)
NEIGHBORHOOD SCHOOLS
(1 Point)
TOTAL (31 POSSIBLE
POINTS)
Table 5.23: Summary of Neighbourhood Pattern and Design Evaluation
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5.5.

CONCLUSIONS AND RECOMMENDATIONS

	
  
This chapter distills the lessons learned from the evaluation of the three design
options in the preceding chapter and provides some recommendations for the design of
future development at Detachment Jericho. The report concludes with a self-reflective
consideration of the method used and suggestions for expanding on the preliminary
findings presented here.
5.6.
	
  

CONCLUSIONS
The City of Vancouver and Metro Vancouver have indicated in their policies that

they would like to encourage intensification in appropriate locations, particularly where
there is frequent transit service and a variety of services available. One way to provide
evidence of the appropriateness of a location is by evaluating it through a third-party
rating system, such as LEED-ND. The Smart Location and Linkages evaluation in this
report revealed that Detachment Jericho site is in an ideal for LEED-ND certification, and
a development at the site would earn many points simply because of the property’s
attributes as an infill site, the excellent transit service in the area, and the many
community facilities and diverse uses within walking distance. Though there may be
some opposition to the intensification of Detachment Jericho, the eventual developer and
the City should be firm in redeveloping the site to its full potential. LEED-ND
certification should be pursued at Detachment Jericho because it is an optimal candidate
for the rating system and the recognition for achieving this rating would raise the profile
of the developer, the city, and potentially result in increased market demand. The existing
zoning for Detachment Jericho is clearly inadequate for achieving the minimum density
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required for a LEED-ND certification, and the City should ensure that the rezoning
process permits, at minimum, the density necessary to meet the prerequisites.
The Jericho Hill site, because of its significant slopes and relatively longer
distance from a concentration of diverse uses (which exceeds the ¼-mile standard in
LEED criteria), is a weaker candidate for LEED-ND certification. Though failing to
achieve the points available for Steep Slope Protection or Mixed-Use Neighbourhood
Centres would not exclude Jericho Hill from LEED-ND certification, it puts the site at a
disadvantage, and if both Detachment Jericho and Jericho Hill were developed as one
project the inclusion of Jericho Hill could weaken the LEED-ND score that Detachment
Jericho would have achieved on its own. It may be desirable to develop the sites as
separate projects; this would have the added benefit of allowing more phasing in response
to market demand, permitting the ongoing use of the school and community centre, and
perhaps helping to solidify the distinct military heritage of Detachment Jericho by
separating the identity of the two projects.
The Jericho Walk design, based on the Arbutus Walk neighbourhood, proved to
be the best of the three alternatives according to the selected sustainability criteria. It also
provides the greatest amount of conservation area and park space while offering the most
variety and number of dwelling units in the proposed designs. With a total of 34 points
between the SLL and NPD category, Jericho Walk is within range of LEED-ND
certification even without achieving any of the 60 potential points for the remaining
criteria that were not considered in this report. This indicates that a design with a
predominantly low to mid-rise apartment form will be the strongest candidate for
demonstrating sustainable residential development at the site. Since the Arbutus Walk
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was also developed in a mainly single-family residential neighbourhood, it would be
prudent for Jericho Lands redevelopment planners to build on the lessons learned from
that project. Given the likelihood of opposition to the amount of density proposed in
Jericho Walk, planners may also wish to consider the advantages of the Savannah design,
which achieved 31 points on the modified LEED-ND scale and has its multi-family
housing concentrated in areas that are buffered from existing single-family housing.
Regardless of the form of development that is chosen, it would be sensible for
planners to allocate a portion of proposed multi-family units for seniors housing, as the
West Point Grey Community Vision has already signified support for this type of
housing, and senior residents typically generate less vehicular traffic. The use of
duplexes, smaller lot sizes, or laneway housing would also be strategies to achieve
intensification that is less visible and thus less likely to provoke community opposition.
With the increase in population resulting from redevelopment, there may be
enough market demand for viable commercial development at the Jericho Lands, and
planners should consider this as an opportunity to increase the mix of uses in the area. A
larger population base will also increase demand for park space and recreational
facilities, and the provision of increased park space may be a way to offset community
opposition to increased densities. Even though Jericho Beach Park and West Point Grey
Park are adjacent to the Jericho Lands, redevelopment plans should include community
park facilities, which could come in the form of a detached square as suggested in the
Savannah design or linear parks along the boundary of the site. If a linear park on the
edge of the site is deemed desirable, planners should ensure it does not act as a major
separation or barrier to connectivity through the site by providing streets and pathways
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through the park. The long-term plans for the West Point Grey Community Centre should
be considered in the redevelopment process, and it may be that a new consolidated
community centre facility would be ideally located at the Jericho Lands.

5.7.
	
  

RECOMMENDATIONS FOR LEED-ND CERTIFICATION
The eventual developers of the Jericho Lands will have numerous goals that are

beyond the scope of this report, such as obtaining a good financial return on their
investment in the project and securing enough support in the community to move forward
with any necessary approvals. Other uncertain factors that may influence the
development could include the need to retain land for school or a community centre
facility and the desire to provide affordable housing. The following recommendations are
therefore provided with the knowledge that they are, by necessity, partial and will be
subject to other considerations. However, if the developer wishes to achieve LEED-ND
certification for the project or otherwise demonstrate the sustainability of the design,
there are some key findings that should guide the design of the site, drawn from the
overall evaluation of all three designs:
• The existing zoning for Detachment Jericho is inadequate for achieving the density
required for LEED-ND certification, and the developer should ensure that the rezoning
process permits, at minimum, the density necessary to meet the prerequisites. Due to
the excellent transit service within walking distance of much of the site, the minimum
amount is 12 dwelling units per acre (29.6 du/ha) of buildable land for most of the site.
• The existing zoning also stipulates that only single-family housing is permitted; even
if accessory suites or laneway houses were utilized, the zoning makes it impossible to
achieve any points for Mixed-Income Diverse Communities because it does not allow
a wide enough variety of housing types and is unlikely to be able to accommodate
affordable housing within the prescribed housing type. As in both the Savannah and
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Jericho Walk designs, the developer should propose a mix of dwelling types and sizes
sufficient to achieve a Simpson Diversity Index score higher than 0.7, thus earning at
least 3 points under the Mixed-Income Diverse Communities.
• The wooded area in the northwest corner of Detachment Jericho should be studied to
determine if it is indeed a habitat for imperiled species, and if so, how development
could conserve this natural feature. Habitat conservation is a prerequisite of the
LEED-ND criteria, and preserving an adequate buffer around this area could also
provide some natural amenity for future residents.
• The Steep Slope Protection credit is worth 1 point in the LEED-ND rating system, and
it requires a limitation of development on areas of the site where the slope is greater
than 15%. The developer should weigh the benefits of earning this point against the
potential reduction in density that conserving these areas would imply. This
particularly applies to development at the Jericho Hill site, where a large portion of the
property has slopes greater than 15%. It may be that the loss of developable land is too
great a burden and loss of potential density to warrant pursuing this credit.
• As demonstrated by the scores received by the Savannah and Jericho Walk designs in
the Compact Development and Mixed-Use Neighbourhood Centre credit, there can be
a trade-off in the LEED-ND rating system between having higher densities spread
evenly across a project versus locating the majority of higher densities within walking
distance of diverse uses. If it is possible for the developer to gain necessary approvals
for a project as uniformly dense as the Jericho Walk design, the financial prospects
may make that option more desirable. But, if a lower limit on density is established,
the project may still be able to recoup points lost in Compact Development by
ensuring that at least 50% of dwelling units are within ¼-mile walking distance to a
neighbourhood centre, likely in the northeast corner near the Jericho Village centre.
• The Savannah design earned 2 points in the Compact Development credit for having
42.5 du/ha, but it would have earned 3 points had it added only 24 more dwelling units
to achieve 44.5 du/ha. The project designer should be cognizant of these density
thresholds in the Compact Development credit and aim to maximize the score,
potentially using a particular threshold density as a target to inform the site’s rezoning.
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• The narrower rights-of-way for local streets in the Savannah and Fused Grid designs
may have increased the amount of buildable land and helped with traffic calming, but
they are unlikely to accommodate the amount of on-street parking required in the
Walkable Streets credit. The developer may wish to use a more standard right-of-way
width and ensure the requisite amount of designated on-street parking is provided.
• At a bare minimum, the project should have buildings that are 3 storeys high along
15% of the street frontage; preferably they should be that high or higher along 40% of
the street frontage. The Walkable Streets prerequisite requires that at least 15% of
street frontages have a 1:3 building-height-to-street-width ratio, and the credit item is
achieved if 40% of street frontages meet this ratio. The current single-family zoning
has height limits and front yard setbacks that combine to make it impossible to achieve
either the prerequisite or the credit.
• The different street patterns between the designs made little difference to their
respective scores, primarily because the LEED-ND system measures street networks
through the number of intersections per square mile, and intersections between alleys
and streets are admissible. Thus, even though the Fused Grid contained very few street
intersections because of its discontinuous pattern, it still had enough intersections with
alleys and pedestrian connectors to achieve the targets set out in the criteria.
• The element of the street network that mattered most in evaluating the three designs
was the distance between intersections at the project boundary. The Savannah design
and Jericho Walk both feature long green parks on their periphery, and while that may
be a pleasant amenity for residents and help to preserve the views of the surrounding
community, it also means that there is less connectivity with the adjacent street
network, and both designs would require modification to meet the Connected and
Open Community prerequisite. Even if pedestrian paths are installed to allow for
greater walkability through the linear parks, the LEED-ND criteria strictly limits the
proportion of intersections with the project boundary to be no more than 20%
pedestrian paths. If the developer is to pursue LEED-ND certification, they will need
to ensure this 20% maximum is not exceeded, and that there are intersections at least
every 800 ft along the project boundary.
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• The developer should consider requesting that at least some of the site be rezoned for
commercial use. The inclusion of even a small amount of commercial or mixed-use
space opens up 8 potential points not available to residential only projects in the
Walkable Streets credit. Given the existing presence of commercial uses along West
4th Avenue generally and particularly at Jericho Village, it may be appropriate to
place commercial or mixed uses near the northeast corner of the site, along the West
4th Avenue frontage.

5.8.
	
  

REFLECTION ON METHOD
There were advantages and disadvantages to employing the modified LEED-ND

criteria as a way to evaluate the sustainability of the three designs generated for this
report. The quantitative standards for design elements, such as intersections per square
mile or percentage of dwelling units with walking distance of community facilities, made
the evaluation less subjective and provided a way to assign specific points to each
criterion. This method also has the benefit of using a widely recognized standard that
facilitates easy comparison between the designs in this report and other designs that also
use LEED-ND as a measuring tool, including those that may yet emerge for Detachment
Jericho.
At the same time, the use of a pre-made set of criteria certainly reduced the
flexibility of the evaluation and limited the type of design considerations that could be
examined. The strict ¼-mile walking distance measurement for Mixed-Use
Neighbourhood Centres meant that the many shops and services at the corner of
Broadway and Alma were not eligible for calculation because their common centre point
lay just outside the boundary, when in real life they would probably be in a very
convenient and walkable location for most residents; this LEED-ND criteria could be
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more flexible in its application. Similarly, the intersection interval requirements along the
project boundary in Connected and Open Community prerequisite make it difficult to
implement a linear park space, even though it may be a good idea for providing park
space and preserving views for the surrounding neighbourhood.
Another major limitation of the LEED-ND system is that none of the criteria used
in this report address issues of social sustainability such as assessing and meeting the
needs of the surrounding community for social services or facilities, or the impact of
increased traffic on surrounding neighbourhoods. Further, in terms of economic
sustainability it would have been beneficial to consider the relative financial feasibility of
each of the options and the current market for residential development in West Point
Grey, two items that will undoubtedly be of great importance to the developer.
Another limitation to this method is that the designs cannot cover every
conceivable possibility for future development at the subject site. Though three designs
were used that offered distinctly different development scenarios, they could be improved
on themselves and are far from exhausting the potential forms of development that could
occur at the site. Also, due to time constraints and data limitations, the designs were only
prepared and evaluated for Detachment Jericho, whereas a more comprehensive study
would have included development scenarios the Jericho Hill provincially owned lands
along with the federally owned lands at Detachment Jericho.
One of the challenges associated with this method was a technical matter related
to design preparation and evaluation. In order to prepare the three site plans, including
street and parcel layout, AutoCAD Civil 3D was used, whereas the LEED-ND
Connections Tool for measuring distances and densities is an ArcGIS based application.
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In order to evaluate the designs, this required the transfer of data from AutoCAD to
ArcGIS formats. This data conversion required a significant amount of time spent
ensuring that the data export and conversion process worked properly; though it
eventually was a success, it may have been faster to measure some of the criteria
manually rather than learning the intricacies of converting between the two programs.
Also, in order to acquire data for the location of diverse uses surrounding the project site
and other local data, it was necessary to use Google Street View to obtain the names and
types of businesses. It may have been easier to choose a site close enough that it would
have been possible to visit regularly in person.
5.9.
	
  

NEXT STEPS
At the time of writing, it is likely that the federal and provincial governments are

actively deliberating on the future of the Jericho Lands, and potentially in negotiations
with First Nations groups that may wish to have the property included in a land claims
process. A consulting firm based in Vancouver, Coriolis Consulting, has been retained by
both levels of governments to provide an analysis of the development potential at the
Jericho Lands (Coriolis, 2011). It appears that the hypothetical developments conceived
of in this report may shortly be comparable to actual project proposals. Given the size and
potential value of the Jericho Lands, their public ownership, likely community resistance
to development, and four upcoming elections in 2011 (municipal election, provincial byelection and probably general provincial election, and federal election), this process may
yet take many years. In any case, there are several steps that likely will need to occur
before the Jericho Lands are developed, and the design recommendations in this report
can help contribute to the process.
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A public consultation strategy will need to be agreed upon by both levels of
government, as the timing and scope of community involvement could have a large
impact on the form of development that is eventually approved. It may be that the
provincial government sells its land to the federal government and allows the Canada
Lands Company to take the lead in developing the property because of CLC’s significant
experience in the field. The key stakeholders, namely the public owners, the city, and
selected community representatives will also need to discuss whether public facilities,
such as a school or community centre will be included in the future development of the
Jericho Lands.
Once these details have been decided upon the design process will begin, and
whether it is done entirely by a private firm or through design charrettes with community
participation, it will be useful to have evaluation criteria by which to select a preferred
design. The recommendations made earlier in this chapter can be used to help build part
of these criteria, setting a baseline to ensure that whatever development option is
proposed, it will be able to achieve LEED-ND certification. It should be stressed that
LEED-ND is only an evaluation tool and cannot be considered an adequate substitute for
quality site analysis and thoughtful, principle-based design. Further consultation, design
and evaluation work will certainly be required in order to determine the best possible
design for the Jericho Lands. The purpose of this report has been to offer some potential
scenarios and through their evaluation provide some design recommendations that inform
and improve the eventual neighbourhood design.	
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APPENDIX A: LEED-ND GLOSSARY
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APPENDIX B: LEED-ND DIVERSE USE CATEGORIES
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APPENDIX C: LIST OF DIVERSE USES IN VICINITY OF DETACHMENT JERICHO
	
  
Street Address
3695 West 4th Avenue
3712 West 10th Avenue
3570 West 4th Avenue
3626 West Broadway
3639 West Broadway
2835 West 4th Avenue
3545 West 4th Avenue
4320 NW Marine Road
3780 West 10th Avenue
3695 West 10th Avenue
3692 West Broadway
1575 Alma Street
3611 West Broadway
2550 Camosun Street
2251 Collingwood Street
3050 Crown Street
4125 West 8th Avenue
4125 West 8th Avenue
2083 Alma Street
3574 West 4th Avenue
3785 West 10th Avenue
3837 Point Grey Road
3668 West Broadway
3654 West 4th Avenue
3661 West 4th Avenue
3571 West 4th Avenue
3737 West 10th Avenue
3751 West 10th Avenue
3649 West Broadway
3722 West Broadway
3660 West 4th Avenue
3744 West 10th Avenue
2070 Alma Street
2083 Alma Street
2083 Alma Street
3623 West 4th Avenue
3561 West 5th Avenue
3719 West 10th Avenue
3625 West Broadway
3701 West Broadway
2083 Alma Street

	
  

Use Category
Bank
Clothing Store
Clothing Store
Clothing Store
Clothing Store
Clothing Store
Clothing Store
Community or Recreation Centre
Convenience Store
Convenience Store
Convenience Store
Cultural Arts Facility
Cultural Arts Facility
Educational Facility
Educational Facility
Educational Facility
Educational Facility
Educational Facility
Gym, Health Club
Gym, Health Club
Gym, Health Club
Gym, Health Club
Gym, Health Club
Gym, Health Club
Gym, Health Club
Hair Care
Hair Care
Hair Care
Hair Care
Hair Care
Hair Care
Laundry, Dry Cleaner
Laundry, Dry Cleaner
Medical Clinic
Medical Clinic
Medical Clinic
Medical Clinic
Medical Clinic
Medical Clinic
Other Food Store With Produce
Other Retail
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Name of Business / Facility
Bank of Montreal
Classy Kids Consignment
The Blue Room Consignment & Collectibles
SPCA Clothing Store
Paradise Fashion Studio
Fun in the Sun (Surf Clothes Shop)
Lady Sport
West Point Grey Community Centre (Gym)
Connections Japanese Market (Food)
7-Eleven
Chevron
Old Hastings Mill Store Museum
The Cellar Jazz Club
Our Lady of Perpetual Help Elementary
Bayview Community School
Jules Quesnel Elementary
West Point Grey Academy (Elementary)
West Point Grey Academy (High School)
Moksha Yoga
East West Yoga
Body and Soul Health and Fitness
Jericho Tennis Club
ISUS Fitness / Bare Fit and Pregnant
United Studios of Self Defense
Westside Dance Centre
Black 2 Blond Hair Salon & Spa
Alma Hair Styling
Montan Hair Studio
Sunshine Hair Design
Ann's Hair Salon
Fourth and Alma Barbers
Good Morning Cleaners
Golden Eagle Dry Cleaners
Amherst Veterinary Hospital
Alma Dental Clinic
Dr. Carla Cupido Chiropractor
Dr. Gayle Way (Psychologist)
Dr. Susan Chow (Dentist)
Salish Medical Clinic
Alma Store
BC Liquor Store

2083
2621
2660
3611
3566
3536
3669
3720
3715
3735
3770
3771
3607
3640
3691
3608
3504
3632
3642
3671
3669
3687
2083
3533
2465
3512
4000
1575
3600
3941
3399
2250
2083
2083
2565
3605
3598
3875
3651
3685
3675
3739
3770

Street Address
Alma Street
Alma Street
Alma Street
West 4th Avenue
West 4th Avenue
West 7th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue
West Broadway
West Broadway
West Broadway
West 4th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
Alma Street
West 4th Avenue
Crown Street
West 7th Avenue
West 11th Avenue
Alma Street
Dunbar Street
Point Grey Road
West 5th Avenue
Trimble Street
Alma Street
Alma Street
Alma Street
West 4th Avenue
West 4th Avenue
Point Grey Road
West 10th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue
West 10th Avenue

	
  

Use Category
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Other Retail
Pharmacy
Pharmacy
Place of Worship
Place of Worship
Place of Worship
Public Park
Public Park
Public Park
Public Park
Public Park
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
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Name of Business / Facility
Running Room
Rufus Guitar Shop
Lotusland Buy & Sell
Janet's Custom Framing
DurGa Interiors (Carpets, etc)
All Stiched Up Embroidery
Pet Food 'N More
Folkart Interiors
White Dwarf Books
Greenery Florist & Gallery
Divine Design Collectibles
West Point Cycles
Prussin Music
Interior Flori (Flowers)
Mayhew Sherwood Flowers
Banyen Books & Sound
Forerunners
Bonita Arts (Pottery Studio & Gallery)
Kestrel Books
Air Time Board Supplies
Okanagan Estate Wine Shop
Garden Party Flowers
Jericho Pharmacy & Health Food
Pharmasave
Our Lady of Perpetual Help Catholic Church
Point Grey Community Church
Point Grey Inter-Mennonite Fellowship
Hastings Mill Park
Almond Park
Jericho Beach Park
McBride Park
Trimble (West Point Grey) Park
La Ghianda
Cuppa Joy
Grounds for Coffee
Kerkis Greek Taverna
Aphrodite's Organic Cafe & Pie Shop
Brock House Restaurant
Brown's Social House
MacFalafel
Patisserie Bordeaux
Cocoa Nymph Chocolates
My Local Cafe

3763
3514
3510
3681
3689
2090
3618
3617
3636
3646
3648
3645
3667
3701
2535
2083
3515

Street Address
West 10th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
West 4th Avenue
Alma Street
West Broadway
West Broadway
West Broadway
West Broadway
West Broadway
West Broadway
West Broadway
West Broadway
Alma Street
Alma Street
West 4th Avenue

	
  

Use Category
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Restaurant, Café, Diner
Supermarket
Supermarket
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Name of Business / Facility
Pair Bistro
Anderssen's Life Flax Rolls
Double DD Pizza
Jeremiah's Neighbourhood Pub
La Quercia
Daikatsu Sushi Restaurant
Athene's Restaurant
The Wolf and Hound
Angus Bakery & Cafe
Nebur King Coffee
Roma Pizza Kitchen
Yan Ming Chinese Restaurant
Dharma Kitchen
True Confections
Baru Latino
No Frills Supermarket
IGA Marketplace

APPENDIX D: MAP OF DIVERSE USES IN VICINITY OF DETACHMENT JERICHO
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APPENDIX E: CALCULATION OF SIMPSON DIVERSITY INDEX (HOUSING MIX)
The Simpson Diversity Index “calculates the probability that any two randomly selected
dwelling units in a project will be of a different type” (USGBC, 2009, 57). The index is
computed by:
-

dividing the number of each type of unit by the total number of units;

-

squaring that result;

-

adding together the squared value for each dwelling type;

-

and subtracting the sum from 1.

The formula and potential points in the rating system as given as follows:

The table on the following page provides the Simpson Diversity Index score for each of
the three designs, along with an explanation of how the unknown sizes of apartment units
were estimated. The two designs with multi-unit buildings, Savannah and Jericho Walk,
utilize existing buildings as models, and though the total number of units in each building
was available, determining the size category for each apartment dwelling unit required a
step of calculated approximation.
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APPENDIX F: MAP OF TRANSIT STOP LOCATIONS NEAR DETACHMENT JERICHO

	
  

135	
  

APPENDIX G: INTERSECTION DENSITY WITHIN ½-MILE BOUNDARY
OF DETACHMENT JERICHO
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APPENDIX H: LIST OF LEED-ND CRITERIA
	
  
Criteria marked in bold were used in the report, while the remainder were not considered.
27 Points
Possible

Smart Location and Linkage
Prereq 1

Smart Location

Required

Prereq 2

Imperiled Species and Ecological Communities

Required

Prereq 3

Wetland and Water Body Conservation

Required

Prereq 4

Agricultural Land Conservation

Required

Prereq 5

Floodplain Avoidance

Required

Credit 1

Preferred Locations

Credit 2

Brownfield Redevelopment

2

Credit 3

Locations with Reduced Automobile Dependence

7

Credit 4

Bicycle Network and Storage

1

Credit 5

Housing and Jobs Proximity

3

Credit 6

Steep Slope Protection

1

Credit 7

Site Design for Habitat or Wetland and Water Body Conservation

1

Credit 8

Restoration of Habitat or Wetlands and Water Bodies

1

Credit 9

Long-Term Conservation Management of Habitat or Wetlands and Water Bodies

1

10

44 Points
Possible

Neighborhood Pattern and Design

	
  

Prereq 1

Walkable Streets

Required

Prereq 2

Compact Development

Required

Prereq 3

Connected and Open Community

Required

Credit 1

Walkable Streets

Credit 2

Compact Development

6

Credit 3

Mixed-Use Neighborhood Centers

4

Credit 4

Mixed-Income Diverse Communities

7

Credit 5

Reduced Parking Footprint

1

Credit 6

Street Network

2

Credit 7

Transit Facilities

1

Credit 8

Transportation Demand Management

2

Credit 9

Access to Civic and Public Spaces

1

Credit 10

Access to Recreation Facilities

1

Credit 11

Visitability and Universal Design

1

Credit 12

Community Outreach and Involvement

2

Credit 13

Local Food Production

1

Credit 14

Tree-Lined and Shaded Streets

2

Credit 15

Neighborhood Schools

1

12
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29 Points
Possible

Green Infrastructure and Buildings
Prereq 1

Certified Green Building

Required

Prereq 2

Minimum Building Energy Efficiency

Required

Prereq 3

Minimum Building Water Efficiency

Required

Prereq 4

Construction Activity Pollution Prevention

Required

Credit 1

Certified Green Buildings

5

Credit 2

Building Energy Efficiency

2

Credit 3

Building Water Efficiency

1

Credit 4

Water-Efficient Landscaping

1

Credit 5

Existing Building Use

1

Credit 6

Historic Resource Preservation and Adaptive Reuse

1

Credit 7

Minimized Site Disturbance in Design and Construction

1

Credit 8

Stormwater Management

4

Credit 9

Heat Island Reduction

1

Credit 10

Solar Orientation

1

Credit 11

On-Site Renewable Energy Sources

3

Credit 12

District Heating and Cooling

2

Credit 13

Infrastructure Energy Efficiency

1

Credit 14

Wastewater Management

2

Credit 15

Recycled Content in Infrastructure

1

Credit 16

Solid Waste Management Infrastructure

1

Credit 17

Light Pollution Reduction

1

Innovation and Design Process

6 Points

Credit 1.1

Innovation and Exemplary Performance

1

Credit 1.2

Innovation and Exemplary Performance

1

Credit 1.3

Innovation and Exemplary Performance

1

Credit 1.4

Innovation and Exemplary Performance

1

Credit 1.5

Innovation and Exemplary Performance

1

Credit 2

LEED® Accredited Professional

1

Regional Priority Credit

	
  

4 Points

Credit 1.1

Regional Priority Credit

1

Credit 1.2

Regional Priority Credit

1

Credit 1.3

Regional Priority Credit

1

Credit 1.4

Regional Priority Credit

1
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APPENDIX I: PRELIMINARY CONCEPT PLANS FOR THE JERICHO LANDS
The two following plans were obtained from staff at the Canada Lands Company for
research purposes. They have not been endorsed or approved by Canada Lands Company.
The first is a preliminary subdivision plan submitted by BCBC in 1999 for the
provincially owned parcel, and was the cause of the subsequent rezoning of the
provincially owned portion of the Jericho Lands (see page 19 in “Site History”).
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The second plan is a concept plan produced by Civitas Urban Design on behalf of the
West Point Grey Academy private school. This design was produced partly in response to
the BCBC plan, and was used in this report to form the basis of the “Savannah” plan (see
page 54).
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