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EXECUTIVE SUMMARY 

This report summarizes two Plan Options for the Stadium Road Neighbourhood (SRN) and discusses key 
issues and opportunities that have emerged through public feedback, stakeholder discussions, technical 
analysis, and design development. 

A summary of key issues and opportunities addressed in the Plan Options includes: 

• Housing affordability. SRN is an opportunity to add significant and needed housing supply to 
campus, including dedicated housing for faculty and staff. Both Plan Options for SRN can 
accommodate 1.5 million square feet of residential floor space with 40 percent of the total 
proposed as rental (the majority of which could be for faculty and staff; the remaining being 
university housing for those who attend or work at UBC as well as market rental). This can be 
primarily accomplished in wood frame construction – the most cost-effective way to add new 
housing supply on campus. Additional measures include supporting affordable lifestyles 
through shared amenities and a focus on reducing long-term operations and maintenance 
costs. 

 
 

Template revised: June 2018 

Three planning scenarios, previously presented to the Board and public in April 
2018, have been refined into two Plan Options. The two Plan Options locate a 
future Thunderbird Stadium on East Mall, provide for 1.5 million square feet of 
residential floor area, and reflect public input and technical analysis on the 
scenarios. The Plan Options present different choices on tree retention, 
neighbourhood configuration, road and access network and public realm open 
space opportunities. 

If this item was previously 
presented to the Board, 
please provide a brief 
description of any major 
changes since that time. 
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• Built form and Density. To meet affordability goals and optimize value, the development 

program includes a mix of midrise wood frame buildings and towers (from 20 storeys stepping 
up to 36 storeys). Consultations have already begun and feedback on a tower beyond 22 storeys 
is a matter of concern to the community. In response to community concerns related to height, 
tall buildings in both options are arranged to minimize view and shadow impacts and in 
accordance with best practice tower design principles. Option 1 allows for both a 4 and 5 tower 
scheme and illustrates how taller building height can be offset by increasing the number of 
towers. In addition, staff are exploring strategies at both the building and neighbourhood scale 
to coordinate amenities across buildings and increase access to services within walking 
distance. 

• Transportation and Mobility. Key themes heard from the public include a desire for better 
connectivity on this part of campus and a concern for the impacts of increased traffic on 
established neighbourhoods. The Plan Options locate the new Thunderbird Stadium on East 
Mall, enabling access and servicing from East Mall and/or West 16th Avenue. Residential 
buildings can be accessed primarily from Stadium Road, limiting new road infrastructure. The 
Plan Options also illustrate varying strategies to improve walking, cycling and transit access and 
carefully managing parking and curb space. 

• Sustainability and Ecology. Protecting UBC’s natural assets and demonstrating best practices in 
sustainable neighbourhood development are clear priorities for the community and important 
principles for the SRN project. Both Plan Options respond to site conditions with 
neighbourhood performance in mind and a whole systems approach has been adopted to guide 
planning work. The Plan Options also illustrate different approaches to ecological performance 
and character with one option retaining approximately 60% of the existing tree stand and the 
other creating a new large-scale community park that provides natural habitat and rainwater 
management. 

The project team will consult the broad UBC community on the Plan Options from October 1-22, 2018. 
Based on feedback from the public consultation and evaluation of the Plan Options, a preferred plan 
will be identified and presented to the Board of Governors in late 2018/early 2019. 

 
Attachments 

1. Attachment A: Plan Options 
INSTITUTIONAL STRATEGIC PRIORITIES SUPPORTED 

☐ Learning ☐ Research  Innovation  Engagement 
(Internal / External) 

☐ International 

or ☐ Operational     
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DESCRIPTION & 
RATIONALE 

The Stadium Road Neighbourhood Plan Area comprises approximately 22 acres (9 
hectares) in the southern part of the UBC Vancouver campus. The Plan Area is 
bounded by East Mall and 16th Avenue and includes the current site of Thunderbird 
Stadium. 

The Neighbourhood Plan will determine the future location of a new stadium, 1.5 
million square feet of residential floor space, public spaces, plus supportive 
commercial and community uses. 

Established policy and the Guiding Principles and Terms of Reference adopted by the 
Board of Governors in December 2017 guide the planning process. 
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The planning process is currently in the third phase of a four-phase planning process 
(see “Schedule” section of this report for a detailed summary). The current phase is 
focused on the evolution of the Plan Scenarios to Plan Options. The final phase will 
be the identification of a preferred plan and presentation of a draft plan to the Board 
of Governors and the launch of a Land Use Plan amendment process including a 
public hearing. 

 
Plan Options 

The primary task of Phase 3 has been to evolve the three plan scenarios into two 
Plan Options (illustrated and described in Attachment A). The Plan Options reflect 
and respond to feedback received through the public engagement process (see 
Consultation Summary), technical analysis, further design development, and the 
input of key stakeholders. The Plan Options incorporate a more detailed 
understanding of site conditions and further work determining optimal development 
patterns. 

Responding to Public and Stakeholder Feedback 

Key themes that emerged from the Phase 2 consultation on Plan Scenarios that have 
informed the Plan Options include: 

• support for addressing housing affordability for the UBC community (including 
strategies that reduce the cost of living such as shared amenities and minimizing 
the need for car ownership) 

• developing a locally-oriented community (local-scale commercial uses, 
amenities and public spaces, an emphasis on social connection and community 
building, and campus-inspired design attributes) 

• strong concerns about the impact of density and development (particularly 
tower development) on area character and infrastructure 

• a high value placed on natural systems and open space (including aspirations for 
innovative sustainable development, compatibility with the Botanical Garden, 
and protection of campus open spaces). 

Further, input from key stakeholders including UBC Athletics and the Botanical 
Garden informed the following: 

• locating the stadium along East Mall, in close proximity to Thunderbird Park 
(accessed off of East mall or West 16th Avenue) which will facilitate Athletics 
programming and operations as well as a western orientation to enhance the 
spectator experience. 

• locating low- to midrise development near the Botanical Garden to avoid 
potential shadow impacts on the Alpine Garden 
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Technical Analysis 

Further technical work completed by the planning team has identified a few key 
drivers that inform site planning. These include topography (the site slopes down 
towards the south and the west creating difficult grade relationships between East 
Mall and Main Mall and determining rain water management opportunities), tree 
health and ecological services, building efficiency, and stadium program and design 
analysis. 

 
 

Issues and Opportunities 

Housing Affordability 

Housing affordability is a key challenge throughout the region with significant 
impacts to the UBC community including the ability to attract and retain faculty, 
students and staff. The UBC Housing Action Plan is the primary strategy for 
improving housing choice and affordability for the UBC workforce and students. The 
development program for the Stadium Road Neighbourhood proposes 600,000 
square feet of rental residential development (the majority of which could be for 
faculty and staff; the remaining being university housing for those who attend or 
work at UBC as well as market rental) – a doubling of the 300,000 square feet 
enabled by the initial program at the start of the planning process. This amounts to 
40% of the total residential floor space being rental, up from the 30% established 
through the Housing Action Plan and the 20% required by the Land Use Plan. This is 
achieved through a substantial area planned for wood frame low - to midrise 
development (6 to potentially 8 storeys), which is the most cost-effective form of 
construction. 1 

Despite the proposed doubling of rental supply in the neighbourhood, numerous 
community members, including members of the Planning Advisory Committee, have 
urged additional affordable housing supply be pursued. Therefore, staff have 
identified sites across from the SRN area (along Thunderbird Park) for potential 
future faculty-staff housing. These areas would be further investigated in the coming 
years. 

Beyond housing unit supply, the SRN planning process is exploring different 
strategies to expand affordable living. This includes shared amenities that enable 
access over ownership (such as shared work spaces, tool libraries, carshare, and 
event space) and a focus on reducing long-term operation and maintenance costs. 

 
 
 
 
 
 

1 The Housing Action Plan is the set of policies and programs to help improve housing choice and 
affordability for faculty, staff and students, including home ownership programs for faculty. 
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Built Form and Density 

The development program includes a mix of tower and low to midrise buildings with 
towers ranging in height from 20 storeys and higher and midrises planned at 6 to 8 
storeys. Each form of development presents issues and opportunities requiring 
distinctive planning and design strategies. 

• Towers. Community members have raised concern about towers including view 
and shadow impacts, visual prominence, and development intensity. Further, 
some feel the scale of towers contribute to the perception that they do not 
support social connection and community building. 

The rationale for tall buildings is they enable a small amount of land area to 
accommodate a large amount of floor space (density) and free up more land to 
other uses, such as open space, amenities and affordable rental housing, and 
create economic value for the UBC endowment by leveraging views and space. 
Higher density development also supports the goals of transit-oriented 
development, by placing the largest population within walking distance to a 
transit station. Staff are working with TransLink and the City of Vancouver to 
identify how an extension of SkyTrain could be accommodated on campus, 
including a second station in this general vicinity. 

To address visual prominence concerns raised by community members, the 
options test four and five tower schemes, strategically place towers, vary their 
heights, and use the midrise buildings as ‘shoulders’ to graduate the built form. 
In response to community concerns about the risk of lack of sociability amongst 
residence in towers, staff are exploring strategies at both the building and 
neighbourhood scale. Preliminary ideas include social amenity floors at mid- 
height in towers, working with the development community to coordinate 
amenities facilities across buildings and increasing access to services within 
walking distance. 

• Midrise. Midrise buildings with simple and economical forms and wood frame 
construction offer the most cost-effective form of development and are optimal 
for below market faculty-staff housing. Midrise buildings in both options are 
planned to have a strong relationship to the ground, allow for family-oriented 
townhouses in the lower floor and green street treatments. The midrise 
buildings are located to transition the massing from the open space and 
Botanical Garden to the towers. 

The Plan Options include 6-storey midrise as that is the maximum currently 
permitted in the BC Building Code for wood frame construction. The plan will be 
flexible enough to allow up to 8 storey midrise buildings in anticipation of future 
changes that could permit taller wood frame buildings and advances in mass 
timber (CLT) and modular construction (including innovations tested in the Brock 
Commons project). 
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Transportation and Mobility 

Another area of community concern is the potential for future vehicle traffic impacts 
on their neighbourhoods. There is also a strong desire for improved connectivity and 
multimodal mobility within the area, to the larger campus, and to region beyond. 

Results of the technical analysis of network performance with and without the 
anticipated SRN buildout indicate that future development of SRN does not 
significantly impact the road network. However, as Wesbrook Place and the campus 
as a whole continues to develop and grow, future impacts to West 16th Avenue at 
the two intersections will need to be monitored with the potential for future re- 
design of the roundabouts. 

Design strategies to manage traffic and parking and enhance multimodal 
connectivity at SRN include: 

• increase housing options for UBC faculty and staff within walking distance to the 
core academic campus and catalyzing multimodal transportation improvements 
(walk, bike, and transit) to reduce the peak morning and afternoon traffic 

• alternative parking strategies for rental buildings that support lower car 
ownership and include flexibility through development phasing, market pricing 
and shared facilities for different future mobility scenarios as well as prioritizing 
parking access for households with mobility challenges and young families 

• locate stadium parking access on the neighbourhood perimeter, off West 16th 
Avenue (Option 1) and East Mall (Option 2) 

• propose traffic calming along East Mall, including potential removal of the centre 
median to narrow the street 

• leverage the potential for a rapid transit station along East Mall to serve South 
Campus 

• increase opportunity for shared mobility and sustainable transportation choices 
(e.g. more and better transit, including potential future rapid transit) 

• as part of future planning, options for improving pedestrian safety at West 16th 
Avenue intersections 

 

Sustainability and Resilience 

A primary goal of the SRN planning process is to advance sustainable community 
design at UBC, support the University’s Sustainability Strategy and enhance human 
and environmental well-being. A Whole Systems planning program for SRN is 
ongoing and examining issues and opportunities including: 
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• Role of tree stand. The established tree stand in the southeast corner of the SRN 
plan area is key natural feature and provides many ecological services including 
carbon capture and rainwater management as well as the social benefits of 
nature in campus and urban environments. Retention or removal of the stand is 
a key difference between the Plan Options. Plan Option 1 removes the majority 
of the tree stand and replaces its area with a new constructed open space and 
neighbourhood park to the west of the stadium. Plan Option 2 retains 
approximately 60 percent of its area (a minimum of 50 percent is needed to 
retain a healthy and windfirm stand). 

Based on surveys conducted, the trees are in varied health, with strong, windfirm 
trees at the edges and weaker trees in the interior, particularly where the current 
ropes course is located. The tree stand is a small part of a much larger forest 
ecosystem, the majority of which has been preserved as part of the 2,000 acre 
Pacific Spirit Regional Park and its value should be considered within this broader 
context. 

• Ecology and Biodiversity. Enhancing the ecology of the site is another key goal 
of the plan. Plan Option 1 provides an opportunity to design a large-scale 
naturalized park that can be aligned with the campus as a living lab goal. In Plan 
Option 2, the tree stand can be enhanced by removing invasive species and 
improving the health of the understory. Both options seek to maximize the 
natural ecology throughout the neighbourhood through the street designs and 
green roofs. 

• Rainwater management. To manage rainwater onsite and avoid negative runoff 
impacts to the neighbouring Botanical Garden and surrounding areas, the Plan 
Options work with the site’s topography and feature a higher level of ground 
porosity than in standard development practices. The open space in Plan Option 
1 is an opportunity to design a retention area that has different uses and 
characters through the seasons and benefits from an ideal location in a low-lying 
section of the plan area. Both options present an opportunity to employ green 
roofs and landscape design strategies to help manage rainwater onsite. 

Further work on rainwater management includes continued collaboration with 
the Botanical Garden and modeling the Plan Options. 

• Energy. To support UBC’s zero carbon campus goals, the SRN planning team is 
exploring different approaches toward energy self-sufficiency. Work is 
progressing on determining the viability of district energy against enhanced 
building standards to determine the most long-term cost-effective way to deliver 
a low-carbon neighbourhood. 
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Community Amenities 
Community amenities are essential to supporting a complete and healthy 
community. In addition to campus amenities and nearby community amenities 
available to all residents, the categories of community amenities being explored for 
SRN are summarized below. 

 

Category Examples Estimated 
Area 

Indoor community 
space 

• meeting and multipurpose spaces 

• kitchen facilities 

• makerspace/workshop 

• 1-2 childcare centres 

25,000 sq. ft. 

Outdoor community 
space 

• natural areas 

• plaza space 

• outdoor pavilions 

• community gardens 

• play spaces 

0.6 ha per 
1000 ppl 

Retail and service 
amenities 

• local grocery 

• food and beverage 

• co-work 

35,000 sq. ft. 

Flex space • academic uses (i.e. Extended Learning facilities, 
design/build workshops, public service spaces) 

• collaboration/incubator spaces (meeting rooms, 
study spaces, cowork facilities, live/work uses) 

60,000 sq. ft. 

Unique opportunities in SRN include fitness and wellbeing resources located in the 
new stadium that will be shared with the community. Operations and management 
models for these facilities would involve both UBC Athletics and the UNA, and will 
be developed in more detail as part of the next phase of planning. Also, creating a 
vibrant and resilient community requires building in capacity and flexibility for 
meeting the community’s emerging and future needs. 

Next Steps 

Following review of Fall 2018 public input and technical analysis of the Plan Options, 
the project team will identify a preferred plan and develop draft policies and design 
guidelines to ensure the Plan reflects the Guiding Principles and responds to 
community concerns and aspirations. The preferred plan may reflect aspects from 
both options. 

The preferred Plan will be presented to the Board of Governors in late 2018/early 
2019 in addition to a public hearing on a Land Use Plan amendment. The Land Use 
Plan amendment will be required to amend the Neighbourhood/Green Academic 
boundary to reflect a reconfigured Thunderbird Stadium as well as any density or 
building height amendments needed to meet plan objectives. 
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BENEFITS 
Learning, 
Research, 
Financial, 

Sustainability & 
Reputational 

The Stadium Road Neighbourhood Plan is an opportunity to advance the UBC Land 
Use Plan’s vision to make the UBC Vancouver campus a complete community and 
advancing the following goals: 

• contribute to the UBC Endowment and support the University’s academic 
mission; 

• provide a diversity of housing options for faculty and staff as part of a high- 
quality, compact and complete integrated university community; 

• advance the provision of high-quality recreation and sports experiences on 
campus and contributing to varsity athletic excellence and recreation through 
improved facilities; and 

• use the UBC campus as a living laboratory for sustainability, community well- 
being and innovation. 

RISKS 
Financial, 

Operational & 
Reputational 

The public consultation process has, and will continue to, include challenging public 
conversations on controversial issues and differing community values. Throughout 
the public consultation, concerns have been raised about the nature and pace of 
development on campus, the role of the Endowment in decision-making, the 
amount and delivery of affordable housing for faculty and staff, and the potential 
impacts of higher density development and taller buildings. Neighbourhood 
concerns have been expressed directly through the public consultation process as 
well through community conversations, the Planning Advisory Committee, and the 
distribution of a recent petition. This risk is mitigated by a robust consultation 
program, substantial changes being made to respond to public concerns and the 
iterative process of feedback and revisions. 

A delay in planning could result in delay of the provision of housing for future faculty, 
staff and students of UBC, which could impact recruitment and affect timing of 
endowment revenue. This risk is mitigated by a reasonable planning timeframe, a 
thorough and effective engagement process, and by the continuing build-out of 
Wesbrook Place. 

The Plan will necessitate a Provincial Land Use Plan change approval. This risk is 
mitigated by following best practice consultation, planning and sustainability 
practices and staff keeping Provincial staff informed through the planning process. 

The need for a new Thunderbird Stadium was identified through GamePlan: UBC’s 
Athletics and Recreation Facilities 20-Year Strategy, to address aging infrastructure, 
support high-performance sports and advance community wellbeing. As the stadium 
siting is to be determined through the Neighbourhood Plan process, and a Land Use 
Plan amendment will be required, delays arising in the planning process will impact 
timing of the stadium replacement project. 
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COSTS 
Capital & 

Lifecycle 
Operating 

The next stage of the process, the recommended Plan will be accompanied by a high 
level funding strategy for infrastrauture and facilities, including upfront capital and 
ongoing operational costs considerations. 

FINANCIAL 
Funding Sources, 

Impact on Liquidity 

No central operating funds from the Univeristy are required. Neighbourhood 
development is self-funding with UBC Properties Trust as the master developer. 

Consistent with past “cost of development” practices, in April 2017, the Board of 
Governors directed that the rebuilt stadium will be funded through incremental 
revenue from new and improved development sites (above what is allowed in 
current plans) created by optimal siting through the Stadium Road Neighbourhood 
Plan. 

SCHEDULE 
Implementation 

Timeline 

The Terms of Reference (BoG September 2017) details the proposed planning 
process for 2018. The planning process is currently in Phase 3, including the 
development and evaluation of Plan Options, discussed above. 

Major planning phases include: 

Phase 1: Setting the Stage (4 months, Sept 2017 – Dec 2017) 
• Output – Board approved Neighbourhood Planning Principles, key 

planning principles and planning process 

Phase 2: Key Directions and Scenarios (6 months, Jan 2018 – Jun 2018) 
• Output - Generate preliminary plan and policy scenarios, including the 

general locations for a new Thunderbird Stadium 

Phase 3: Plan Option Development and Evaluation (6 months, July – Dec 
2018) – WE ARE HERE 

• Develop final draft policy and Plan Options 

• Engage community in comprehensive input and review 

• Further refine preferred Neighbourhood Plan and policy details based 
on technical analysis and community input 

• Prepare the preferred Neighbourhood Plan for presentation to UBC’s 
Board of Governors 

• Present the proposed Land Use Plan amendments to UBC’s Board of 
Governors for referral to a public hearing 

Phase 4: Final Plan (3 months, Jan 2019 – Mar 2019) 
• Present preferred Neighbourhood Plan for public review 

• Hold public hearing on Land Use Plan amendments 

• Present public hearing results to UBC’s Board of Governors 

• Submit the Land Use Plan proposed amendments to the provincial 
government for approval 

This update represents the midpoint in Phase 3 with the project remaining on 
track with the schedule included in the Terms of Reference. 
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CONSULTATION 
Relevant Units, 

Internal & External 
Constituencies 

The Neighbourhood Plan process is led by Campus + Community Planning in 
consultation with UBC Properties Trust and the broader UBC community. Pursuant 
to the Campus and Community Planning Engagement Principles, the Stadium Road 
Neighbourhood Planning process includes a broad and robust public engagement 
strategy. This strategy is designed to include a variety of information, input and 
dialogue opportunities, including online engagement, public open houses, 
workshops, discussions with subject matter experts, and advisory committees. 

Public consultation to date has centered on a series of events, stakeholder meetings 
and online initiatives to introduce the public to the planning process and key 
parameters. 

The third major phase of consultation, October 1 to 21, 2018, is focused on the Plan 
Options on site planning, built form, mobility, public realm, whole systems, and 
community amenities. The engagement strategy involves the following key 
components including: 

1. Small Group Conversations. A presentation and dialogue facilitated by the 
planning team to academic and neighbourhood groups. The 
‘conversations’ approach brings the public consultation to where people 
are, including faculty, students, and neighbourhood housing strata board 
meetings. 

2. Open Houses. Two open houses, one on October 3rd at the Alumni Centre 
and one on October 11th at the Wesbrook Community Centre are 
opportunities for the public to review information boards, speak with 
Campus and Community Planning staff, and provide feedback. 

3. Online. A refreshed website and social media updates enable the public to 
learn more and provide feedback in a convenient and accessible manner. 
Online forums, such as Facebook Live, are planned to expand the public 
conversation. 

4. Advisory Committees. 

a. SRN Planning Advisory and Technical Advisory Committees 

b. UBC Policy and Planning Advisory Committee 

c. Senate Academic Building Needs Committee 

A consultation summary with a detailed breakdown of events, input, and themes 
will be published once the feedback has been reviewed and analyzed. 

UBCPT 
COMMENTS 

Complete for all 
reports that 

include a property 
component 

Review Date August 7, 2018 Signed off by Aubrey Kelly. President and CEO 

UBCPT supports the process for SRN planning and agrees that this report presents Plan 
Options that can meet the needs of the ongoing development program for rental and 
pre-paid leasehold housing. 
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Previous Report Date 
 
April 6, 2017 

Decision That the Board of Governors: 

Receive for information the Stadium Road Neighbourhood Planning Process Update, 
including plan scenarios and public consultation process. 

Action / Follow Up Staff to continue the planning process, incorporate feedback, and return with Plan 
Options 

 

 
Previous Report Date 

 
December 6, 2017 

Decision That the Board of Governors: 

Approve and adopt: Guiding Principles for Neighbourhood Planning and the Stadium 
Road Neighbourhood Plan Terms of Reference. 

Action / Follow Up Staff to continue the planning process consistent with the adopted Terms of 
Reference 

 

 
Previous Report Date 

 
September 21, 2017 

Decision That the Board of Governors: 

Receive for information the Stadium Road Neighbourhood Planning Process, 
including public engagement process, governance, approval milestones and overall 
timeline. 

Action / Follow Up Staff to continue scoping and stakeholder engagement work to support the 
development of the Terms of Reference for Board consideration and adoption in 
December 2017 

 

 
Previous Report Date 

 
April 13, 2017 

Decision That the Board of Governors: 

Approve planning for a Thunderbird Stadium Rebuild 

a. Direct staff to return to the Board of Governors by fall 2017 with a scope 
for the Stadium Road Neighbourhood Plan process; 

b. Consistent with past “cost of development” practices, fund the rebuilt 
stadium through incremental revenue from new and better development 
sites (above what is allowed in current plans) created by optimal siting 
through the Stadium Road Neighbourhood Plan; 

c. Any changes to land use as a result of the neighbourhood planning be 
subject to Land Use Plan amendments by the Minister of Municipal Affairs 
and Housing per the Municipalities Enabling and Validating Act, Part 10 
(2010); and 

Decisions on project design, budget, schedule and funding for the rebuilt stadium be 
subject to the standard Board of Governors major capital project approval process. 

Action / Follow Up Direct staff to return to the Board of Governors by fall 2017 with a scope for the 
Stadium Road Neighbourhood Planning Process 



 

 

Previous Report 
Date 

April 5, 2011 

Decision That the Board of Governors: 

That the Board of Governors approve the neighbourhood floorspace distributions as 
presented in the report. 

Action / Follow Up Staff incorporate the information on floorspace allocations into planning processes 
for future neighbourhoods 

Previous Report 
Date 

June 25, 2010 

Decision That the Board of Governors endorse: 

a. The guiding principles 
b. The public consultation process, and 
c. The issues to be addressed 

For developing amendments to the UBC Land Use Plan 

Action / Follow Up Staff update the Board of Governors on Land Use Plan amendments guided by the 
approved principles 
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Plan Option Commonalities 

Two Plan Options have been developed that illustrate different site planning strategies for the Stadium 

Road Neighbourhood. Both Plan Options share the following common features. These are features 

where there is a greater degree of consensus and/or where staff is prepared to make a clear 

recommendation, including:  

• Stadium location and configuration. The future Thunderbird Stadium is located along East Mall 

with the covered spectator seating oriented towards the west. This location best meets the 

functional requirements of UBC Athletics, benefits from the co-location of the Stadium with 

Thunderbird Park and reduces game day conflicts with Hawthorn Place and future neighbourhood 

residents. Other benefits include enhanced spectator experience (integrated seating along the 

north and east sides of the field, views to the forest, Botanical Garden, and the ocean), 

accessibility from East Mall or West 16
th

 Avenue (reducing neighbourhood impacts), the ability of 

the Stadium building to efficiently manage the grade difference from East Mall to Main Mall, and 

the opportunity to co-locate commercial retail units in the Stadium to enhance the pedestrian 

experience along East Mall. Both plan options also include a green space along Main Mall that 

provides flexibility to accommodate temporary seating for large events (i.e. Homecoming).  

• Development Program. The Plan options accommodate 1.5 million square feet of residential floor 

area in a combination of four to five towers (accommodating 900,000 buildable square feet, well 

suited for market leasehold development) and midrise woodframe buildings (accommodating 

600,000 buildable square feet, well suited for faculty-staff housing and some university/market 

rental). In addition, both options accommodate approximately 120,000 square feet of non-

residential floor area to support the goal of complete community, including commercial and 

community amenities. In response to concerns over building height, Option 1 includes two 

configurations, showing how the same density could be distributed in either 4 or 5 towers. In both 

options, the highest intensity development is located closest to East Mall, where future rapid 

transit could potentially serve South Campus.   

• Site Response. Both plan options transition building intensity from higher buildings near East Mall 

(minimizes neighbourhood impacts and best supports future transit connections) to lower 

buildings near the Botanical Garden to minimize impacts to the Garden and improve view and 

shadow performance.  

• East Mall. Both options anticipate that East Mall will be redesigned with a narrower right-of-way 

(but keeping existing traffic and parking capacity), which allows for the creation of new land along 

the west side of Thunderbird Park, which could accommodate future faculty-staff or student 

housing capacity, to be explored as part of future planning processes.  
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Plan Option Differences 

Option 1 

In Option 1, the stadium is located at the southern end of the neighbourhood near West 16
th

 Avenue 

resulting in the replacement of the established tree stand with a large-scale natural open space directly 

west of the stadium. This Option is further characterized by the following features: 

• A flexible development parcel between East Mall and Main Mall (north of the stadium) that can 

accommodate more of the development program than in Option 2 and has more flexibility overall 

for distributing the development program; 

• Two variations for Option 1 illustrate different approaches to the number of towers and 

distribution of building heights across the site; 

o Option 1a includes 4 towers ranging in height from 22 to 36 storeys, with taller and 

narrower massing to minimize the visual impact and perceived bulk on the residential 

neighbourhood, and to support the development of East Mall as a campus “urban” street 

including the new Stadium building. 

o Option 1b includes 5 slightly lower towers ranging in height from 20 to 32 storeys with 

the 5
th

 tower located on East Mall, in response to the scale of the adjacent new Stadium 

building and the potential for future development along the eastern edge of East Mall. 

o In both configurations, the lowest towers (22 and 20 storeys) are locate next to the 

existing 18 storey Promontory tower, to avoid overshadowing existing views to the south 

and west from Promontory, and adjacent to East Mall to minimize overshadowing onto 

playing fields at Thunderbird Park and to concentrate the height around the Main Mall 

axis.  

• The majority of midrise woodframe housing (targeted for faculty-staff) is located to the north and 

west of the stadium, reducing impacts from stadium events (noise and light) on new residences; 

• A new large-scale natural park with substantial ecological features including natural habitat, 

native plantings and rainwater management capabilities, as well as boardwalks and natural play 

areas. North-south open space corridors will also connect this area to Rhododendron Wood, 

Botanical Garden and forested areas to the south. This area will work in tandem with the stadium 

field to create a significant open-space terminus to Main Mall;   

• A significant east-west pedestrian-oriented spine linking Thunderbird Park to the western edge of 

the site adjacent to the Botanical Garden and marking the southern end of Main Mall. This space 

can accommodate event day functions and celebrations and creates an opportunity for urban 

retail frontages with views over the stadium field. A prominent public plaza marks the transition 

into the neighbourhood from the east;  

• A smaller development footprint between Main Mall and the Botanical Garden. The benefits of a 

smaller footprint include access to parking and buildings from Stadium Road (reduced road 

infrastructure), outdoor courtyard spaces connected to the larger spaces, better integration with 

neighbouring areas, and reduced impact from stadium events (i.e., lighting and noise);  

• The potential to access the stadium parking from West 16
th

 Avenue, reducing vehicular traffic and 

noise impacts on Hawthorn and future Stadium Neighbourhood residents; 

• A neighbourhood high street along East Mall (versus Stadium Road); and 

• Highly efficient road layout resulting in high proportion of green streets versus road.
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Option 1a (4 towers) – Plan View 
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Option 1a (4 towers) – Bird’s Eye Perspective View (looking north) 
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 Option 1b (5 towers) – Plan View  

 

 

Stadium Road 

West 16th Avenue 

Botanical Garden Thunderbird Park 

Rhododendron Wood 

 

 



Stadium Road Neighbourhood Plan Options and Phase 3 Consultation 

Attachment A: Plan Options 

 
Option 1b (5 towers) – Bird’s Eye Perspective View (looking north) 
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Option 1  – View to west from East-West Spine towards nature park  

 

Option 1  – Precedent images showing character of nature park, beyond the stadium in south west of the site 
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Option 2 

In Plan Option 2, the stadium is shifted north along East Mall (near Stadium Road). The Option is further 
characterized by the following features: 

• Retains a portion of the tree stand (approximately 60 percent) and proposes to revitalize its 

ecological capacity; 

• More compressed development area than Option 1 resulting in generally higher buildings and 

more development adjacent to Botanical Garden; 

• A narrow development parcel north of the stadium that is more constrained than in Option 1 and 

less able to accommodate towers while maintaining view and shadow performance; 

o includes 4 towers ranging in height from 22 to 36 storeys, creating an opportunity for a 

signature tower and allowing more spacing between towers and creating less visual and 

shadow impact on surrounding neighbours 

o the lowest heights (22 storeys) are located in response to the existing location and height 

of Promontory (18 storeys), and to retain existing views to the south and west from 

Promontory units 

• The majority of midrise woodframe housing (targeted for faculty-staff) is located between the 

stadium and Botanical Garden, with more impacts from stadium events (noise and light) on new 

residences; 

• Revitalization of the native understory planting in the remaining existing stand that supports bird 

habitat, with sensitive path design to provide pedestrian access and allow passive enjoyment of 

the forest; 

• Open space area able to accommodate a small neighbourhood park with ecological features 

including natural habitat, native plantings and rainwater management capabilities. North-south 

open space corridors will connect this area to Rhododendron Wood, Botanical Garden and 

forested areas to the south;  

• A linear recreation park along Main Mall will work in tandem with the stadium field to create an 

active space focussed on well-being; 

• Stadium Road as the neighbourhood high street and the only east-west connection through the 

site for both pedestrians and vehicles (including the potential for buses);  

• A large public space faces East Mall along the stadium frontage;  

• Access to stadium parking via East Mall would minimize impacts to surrounding neighbourhoods 

but would also impact pedestrian connectivity along East Mall and require a retaining wall along 

the tree stand due to the grade difference, which could also impact tree retention;  

• A realignment of Stadium Road that would cause minor impact to Botanical Garden operations 
area at the northeastern edge of the garden; and 

• Highly efficient road layout resulting in high proportion of green streets versus roads.
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Option 2 – Plan View 
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Option 2 – Bird’s Eye Perspective View (looking north) 
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Option 2  – View to south from Main Mall  

 
Option 2 – Precedent images showing character of linear recreation park along Main Mall with tree stand behind 

  

 

 



 

Submission to the UBC Board of Governors regarding the Stadium Road 

Neighbourhood Plan 

September 1
st

, 2018 

 

Dear Board of Governors, 
 
This submission is being made on behalf of the Alma Mater Society in regards to the Stadium Road 
Neighbourhood Plan. The AMS would like to express our support for the neighbourhood and our desire for the 
neighbourhood to have both increased housing, in particular for University affiliated community members. 
 
The AMS is proposing that the current plan of 1.5 million square feet of residential development is expanded to 
1.8 million square feet. This increase would expand the current 600,000 square feet of market rental to 900,000 
square feet. The faculty and staff restricted rental would expand from 450,000 square feet to 600,000 square 
feet, and the additional market rental would expand from 150,000 square feet to 300,000 square feet. The AMS 
also proposes that all additional market rental is entirely restricted to university-affiliated housing (students, 
faculty, and staff only). See the appendix for more information. 
 
We stand in solidarity with faculty who feel that the commitment made to build ownership options for faculty 
has not been addressed in recent developments, including the current Stadium Road Neighbourhood Plan. If a 
financially sustainable and affordable ownership model is possible for faculty we are requesting that at least 
200,000 square feet of the 900,000 square feet of the land lease housing will be restricted for faculty ownership. 
We understand that there is currently an issue that arises with the taxable benefit under the proposed model of 
faculty ownership in the UBC Housing Action Plan. This, however, does not exclude the university from 
researching a financially sustainable and affordable ownership model for faculty. 
 
The AMS is also supportive of an increase of building height from 22 stories to 36 stories for the 
neighbourhoods. It is a conscious choice to build less housing when we limit our building height in the 
neighborhoods to 22 stories. Most arguments against the tower height increase come down to three arguments: 
the perception of tall public land lease towers next to smaller wood frame faculty and staff rental units is poor 
symbolism, tall towers will be an eyesore on campus, and there would be too many people living in one space. 
The first two arguments come from a point of privilege that students, 14 percent of whom report experiencing 
housing insecurity while at UBC1, have little sympathy for. The latter argument is avoided through a proper 
planning process that takes into account the limitations of the current space and is also disproven by many 
neighbourhoods that have far more density than is being proposed here. With the current Vancouver housing 
crisis, students have been forced to reexamine our housing options while attending UBC. Weak arguments 
against increasing tower height should not prevent more housing development on campus. 
 
We understand that our proposal, and even the current university proposal, may worry community members 
from an ecological perspective. This is why the AMS has been clear through our representation on the Planning 
Advisory Committee (PAC) that we must enhance the ecology of the current space. We must also maximize the 
amount of park space in the neighbourhood and that is why we are satisfied that the latest proposals shared 
with the PAC have at least 12,000 square metres of park space. Ensuring that any neighbourhood can help UBC 

                                                           
1 AMS Academic Experience Survey Report 2018. Retrieved from http://www.ams.ubc.ca/wp-
content/uploads/2018/08/051-19-2018-AMS-AES-Report.pdf 



 

reduce its carbon footprint must be a priority. Also, any neighbourhood must respect the Botanical Gardens and 
other ecological neighbours. 
 
We also continue to hope that UBC will follow a process of meaningful consultation, especially when so many 
stakeholders are impacted. We were disappointed that the first round of consultation was held during second 
term exams. We look forward to seeing the results of the second round of consultation for the neighbourhood 
starting this fall and the opportunity for students to engage during a less busy time period. 
 
We also understand that the land this neighbourhood will occupy is on the traditional, ancestral, and unceded 
territories of the hən̓q̓əmin̓əm̓ speaking xʷməθkʷəyə̓m (Musqueam) people. We hope the university is engaging 
in meaningful and in-depth conversations with the Musqueam.  
 
We recognize that students are just one stakeholder in this process and we respect that our opinions on 
increased housing development are not shared by all. Our hope is not to divide the university community on 
such an important issue, but rather we hope that with thorough consultation and engagement we will be able to 
realize a plan that is for the betterment of the entire university community, including for our future generations 
of university communities. 
 
We respect the opinions held by all stakeholders but the AMS believes it would be short-sighted to adopt any 
plan that lowers the proposed 1.5 million square feet of residential development. We also believe that any plan 
that doesn’t seek an increase of the tower height from 22 stories to 36 stories would be to the detriment of the 
local ecological system by increasing the development footprint. We will continue to work in good faith with our 
partners that represent other stakeholders with the hope we can agree on a plan moving forward. 
 
We hope the Board of Governors will take this opportunity to address the need for more faculty and staff 
housing, the lack of affordable housing, and the current Vancouver housing crisis. UBC has a unique opportunity 
with this development and it should not be squandered. The AMS will continue to stay engaged in the planning 
process and we look forward to these conversations continuing. We thank the Board of Governors for their 
continuous work on university issues and for your consideration of this submission. 
 
Sincerely, 
 
 
 

 

Max Holmes        Cristina Ilnitchi 

Vice President Academic & University Affairs    Vice President External Affairs 

AMS Student Society of UBC Vancouver     AMS Student Society of UBC Vancouver 

vpacademic@ams.ubc.ca        vpexternal@ams.ubc.ca 

 

 



 

Appendix: Comparison of Housing for the Stadium Road Neighbourhood  
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Public Landlease 700 900 700

Faculty Ownership 200

Public Market Rental 110 150

Faculty/Staff Discounted Rental 190 450 600

University-Affiliated Rental 300
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