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1. ESSENCE OF THE PROJECT

L
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The Government of Canada has maintained presence at the Sinclair Centre
site in downtown Vancouver for over one hundred years. In early 2016 it was
determined that the historic buildings at Sinclair Centre require significant mid-
life upgrades to essential engineering systems as well as building fabric in
order to render them useful for current and future generations of Canadians. In
parallel, a best-value analysis was undertaken forthe Government of Canada’s
long-term client office accommodation needs in Metro Vancouver, which
recommended Downtown Vancouver among a few possible options. These
findings, combined with the changing role of government and the dynamic
and accelerating evolution of the city of Vancouver, invite a fundamental
rethinking of Sinclair Centre’s functional potential and symbolic opportunity. To
inform and support the many future accommodation options being analyzed
by Public Services and Procurement Canada (PSPC) during the Downtown

Vancouver Hub Project Identification Stage: Investment Analysis and Value-

for-Money reports, the project team has undertaken a study fo determine
full project potential and the highest and best use of the Sinclair Hub facility,
summarized in the following pages.

1. ESSENCE OF THE PROJECT

The purpose of this report is threefold. First, to identify and summarize the purpose,
principles and key characteristics of the projectfollowing consultation with a diverse
range of project stakeholders, and a comprehensive review of Government of
Canada policy. Second, to introduce the framework (“Four Pillars”) developed by
the project team which grounds the project and informs all key decisions. Third, to
demonstrate opportunities for the project through the presentation of three project
concepts.

The following pages are the results of many months of analysis, thought,
consideration, and intuition. You will encounter the stories of the place: summaries
of what is, but also ideas of what might be. It is our belief that the opportunities of
this project are unique. A rich past grounds this site and Vancouver’s emergence
as a dynamic gateway to the Pacific Rim prioritizes the exchange of ideas and
possibilities. The Federal Government’s renewed commitment to a robust new
energy policy and action as a catalyst for dramatic greenhouse gas reductions
incites a design focus and urgency for excellence. Grounding all of these is the
potential for a new relationship with Canada’s First Peoples where they can guide
us in honoring the ancestors of this place and respecting and nurturing those yet
to be born.
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1.1. PROJECT INFORMATION

PROJECT PURPOSE FOUR PILLARS

The purpose of this project is to establish a new form of regenerative Having defined the Project Purpose and Principles, PSPC established the “Four
government workplace that is in relationship with the Canadian Pillars” to provide context and guide the future development of the project. Each
people pillar establishes baseline project criteria for a specific subject areq, provides
in a way that embodies a vision of Canadian nationhood that respects focused technical direction so that sophisticated and nuanced design solutions
the legacy of the past, embraces our diverse histories, understands are developed, and ensures that no single area of concern dominates the
the limits of our land and climate, and defines the potential of our project. The Four Pillars are:

collective future
so that this living model of sustainability defines a uniquely west coast

vision of this collective project. 1. HERITAGE CONSERVATION

2. SUSTAINABILITY SHOWCASE
PROJECT PRINCIPLES

3. WORKPLACE TRANSFORMATION
* lead by example
* Think systemically 4. URBAN INTEGRATION
* Embrace (and comply with) government policy

* Use all means possible to build capacity through collaboration

and exchange It should be noted that separate and parallel Investment Analysis and Value For
* Focus on the creation of diverse and wide ranging forms of long Money financial analysis have been undertaken to identify the financial goals
term value of the Sinclair Centre Downtown Vancouver Hub project.

* Understand and integrate the project with the rich and varied
context that surrounds it

* Adopt solutions that mutually reinforce the unique cultural, social,
historical, urban and economic value of the site

* Turn waste into resources

e Create more than we consume

* Tell the stories of the project.....fearlessly
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2. FOUR PILLARS

DOWNTOWN VANCOUVER HUB SINCLAIR CENTRE

Sinclair Centre consists of four early twentieth-century Federal assets, later connected
by a glazed atrium as part of a comprehensive rehabilitation between 1983 and 1986.
Prior to that intervention in 1983, all of the structures were evaluated by FHBRO: the
Former Main Post Office was designated a “Classified”, the R.V. Winch Building and
the Customs Examining Warehouse (CEW) were designated “Recognized”, while the
Public Building (Post Office Extension) has no formal designation but has been listed in

the Vancouver Heritage Register.

In addition to alterations undertaken in 1983-86, the exteriors of the buildings were
impacted over time by the building of the West Cordova Street Viaduct and the Granville
Street pedway. As noted in the Standards and Guidelines for the Conservation of
Historic Places in Canada, not every change to an historic place has heritage value, but
it is vital to identify those that do in a Statement of Significance. For historic places that
were formally recognized some time ago, the process of determining if there is heritage
value associated with later changes is an important step in the conservation process.
Further interventions are planned in order to revitalize Sinclair Centre now, thirty years
after its most recent upgrades. Further seismic and mechanical upgrades are required
and inefficiencies need to be addressed. The evolving context of downtown Vancouver

also directs further study of the capacity of the site.

2.2. SUSTAINABILITY SHOWCASE

The Downtown Vancouver Hub Project has the potential to restore and revitalize not
only the land upon which the buildings rest, the existing heritage buildings, and the
surrounding water and air, but also the spirit of the people who live and work in the
building, in the City of Vancouver and in the country. The project aims to restore and
regenerate the land it rests upon and the resources it relies upon, by sequestering carbon
dioxide from the atmosphere, creating more water and energy than it consumes, and
by using natural resources more effi ciently, especially non-renewables. The project also
seeks to inspire Canadians of all ages and backgrounds to act as custodians of their land
and environment. This building has the potential to motivate all of us to move beyond
a practice of creating buildings and urban settings that are simply “less bad”, into a
new paradigm that creates “restorative” development. The foundational sustainability
principles of the Sinclair Centre are grounded in the idea that this project is capable of
catalyzing a shift in our collective mindset from measuring impacts to providing benefi
ts, from sacrifi ce to contribution, from net zero to net positive, and ultimately, from fear
to hope.
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2.3. WORKPLACE TRANSFORMATION

Offi ce wellness was identifi ed early in the integrated design process as one of the
project’s Four Pillars, primarily due to the federal government’s commitment to improving
offi ce conditions for the dedicated civil servants who work for the people of Canada.
There is an increasing awareness of how indoor environmental quality can shape habits
and choices, regulate sleep-wake cycles, drive healthy and unhealthy choices, and
passively infl uence health through the quality of one’s surroundings. The design team,
including interior designers and sustainability consultants, has compiled a large body of
research to determine exactly which indoor elements would most contribute to improved
wellness and productivity. Outlined in this section is a summary of the rating systems,
standards and guidelines that were assessed, and the features that are recommended

for inclusion in the Downtown Vancouver Hub Project.

2.4. URBAN INTEGRATION

A century ago, Block 15 stood at the top and edge of the natural waterfront bank.
As more of Coal Harbour’s waters were fi lled in to create usable land to the north
(accommodating railway lines and further development), Block 15's landmark
prominence towering over the water slowly evolved into a more central business district
location. In contrast to most of its surrounding buildings, however, usage of the structures
comprising Block 15 never changed much from the original: six-storey government
buildings, low-intensity usage and low-density development. A revitalization attempt
was undertaken in the early eighties - creating the ‘Sinclair Centre’ — with arguably
limited success: density has never increased since a hundred years ago and the
conservative sturdy stone buildings interact less and less with the urban fabric of a
young, dynamic metropolis and important gateway to Asia. Sitting near the edge of the
Pacifi ¢, globalization has largely passed the Sinclair Centre by.

Today, the entire block and its heritage buildings offer great opportunity to address
what is perceived by many to be a signifi cant defi cit of urban integration. The City
of Vancouver surrounds this location in the international business district with high-end
retail, a transportation hub, tourist cruise ship and conference facilities, and downtown
offi ce buildings. Sinclair Centre sits introvertedly in the midst of this all, and should
instead become an integral part of urban activity. Of great relevance will be the design
of appropriate pedestrian experience and suitable uses at the various ground planes.
Of similar importance will be the scale, proportion and massing of any new structures
added to the current heritage buildings. Lastly, given that the federal government
intends to develop a signifi cant downtown Vancouver presence, there is opportunity to
demonstrate leadership and develop this property to show Vancouver and all its visitors

that Canada is a leading place of innovation, sustainability, consideration and fairness.
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FORMER MAIN POST OFFICE

Vancouver Post Office; Postal Station A

Sinclair Centre

757 (701-757) West Hastings Street
Federal Government

Federal Department of Public Works

Kelly Bros. & Mitchell Co., Winnipeg

Historic Name
Current Name
Address

Original Owner
Original Architect
Original Contractor
Date of Design/
Construction

1905-10

Alterations Additions and Interior Renovations: McCarter
& Nairne, Architects, 1934-37 (interior counter
screen, fittings & entrance alterations 1937)

Alterations Renovations by Henriquez & Partners, and
Toby, Russell, Buckwell & Partners, Architects,
1983-86

Federal Heritage Status Classified

Vancouver Heritage Status A

This imposing and dignified structure, built of Agassiz granite, is Vancouver’s finest
example of Beaux-Arts classicism. It is a landmark structure that has symbolized the
presence of the Federal Government in Western Canada for over a century. The interior
was substantially altered in 1937-39 when a large addition was built to the north; at that
time a new lobby was added that connected the Post Office and its extension (the Public
Building). New postal wickets were added, in black marble with ornate brass detailing.
Completed in 1939, these new fittings were superbly detailed in the Art Deco style. The
original Postal Hall was converted for

commercial use in 1989, but has been

vacant for several years.

Former Main Post Office (Sept 1921)

R.V. WINCH BUILDING

Historic Name
Current Name
Address

Original Owner
Original Architect
Original Contractor

R.V. Winch Building
Sinclair Centre

739 (701-757) West Hastings Street

Richard V. Winch
Hooper & Watkins / Thomas Hooper
National Construction Company

Date of Design /

Construction 1906-09

Alterations Additions and Interior Renovations: McCarter
& Nairne, Architects, 1935-39

Alterations Renovations by Henriquez & Partners, and
Toby, Russell, Buckwell & Partners, Architects,
1983-86

Federal Heritage Status Recognized

Vancouver Heritage Status A

When the Winch building was constructed, it was considered progressive rather than
traditional; its fireproofed steel frame and reinforced concrete floors made it ‘an entirely
modern class “A” office building, the first of its kind erected in British Columbia’. This
was one of the last major office buildings to be named after the man who paid for it;
later structures generally bore the name of their corporate financiers. Winch spent a
considerable portion of his personal fortune in its lavish construction. The building was a
showpiece and was elaborately finished throughout.

The “differdange” steelwork was supplied by the British company H.J. Skelton & Co.
Ltd., and the interior featured Doulton tile and marble mosaic floors. The contractors for
the interior woodwork were Stewart & Company, of Guelph, Ontario, and the tiling,
marble and ornamental iron work were provided by local firm W.N. O’Neil. This is
one of the most ornate office buildings constructed during Vancouver’s Edwardian-era
boom years, and a number of original interior features, such as tile-work, mosaic floors,
cast plaster, stained glass panels and marble staircases have survived.

RV Winch Building (1909) RV Winch Building (1911) RV Winch Building (1910)
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2. FOUR PILLARS

CUSTOMS EXAMINING WAREHOUSE

Historic Name
Current Name

Address

Customs Examining Warehouse
Sinclair Centre
326 Howe Street (701-757) West Hastings
Street
Federal Government
Federal Department of Public Works
J. McDiarmid Co.

Original Owner
Original Architect
Original Contractor
Date of Design /
Construction

1910-13

Alterations Renovations by Henriquez & Partners, and
Toby, Russell, Buckwell & Partners, Architects,
1983-86

Federal Heritage Status Recognized

Vancouver Heritage Status A

The Customs Examining Warehouse, completed in 1913, is a simple classically-
influenced four-storey building with a deeply rusticated granite base. The building
is characterized by its tripartite articulation, reflecting the base, shaft and capital
divisions of a column. The prominent copper cornice gives the building a significant
visual presence, and the classical elements echo the style of the Former Main Post

Office and R.V. Winch Building. The use of a steel
frame and reinforced concrete structure was a
modern construction technique, unusual among
Vancouver warehouses at the time. The Customs
Examining Warehouse was part of the massive
pre-World War One program of public building
construction launched by the federal government
1900-1914. During these Edwardian-era boom
years, increasing work volumes created a need
for large scale, heavily constructed warehouses to
handle federal requirements for imported goods
in larger Canadian cities such as Vancouver. The
Warehouse had direct access to the CPR terminus
tracks along the waterfront side of the block. When
the building was first completed, it was temporarily
used as the headquarter for the Immigration
service, until a purpose-built Immigration Building
was completed on the nearby waterfront in 1916.

Customs Examining Warehouse (1914)

View from Waterfront

PUBLIC SERVICES AND PROCUREMENT CANADA
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2. FOUR PILLARS

PUBLIC BUILDING

Historic Name Public Building

Current Name Sinclair Centre

Address 325 Granville Street (701-757) West

Hastings Street

Original Owner Federal Government

Original Architect McCarter & Nairne

Original Contractor Carter Halls Aldinger Co. Ltd.

Date of Design /

Construction 1934-37

Alterations Renovations by Henriquez & Partners, and
Toby, Russell, Buckwell & Partners, Architects,
1983-86

Federal Heritage Status None

Vancouver Heritage Status B

The Public Building represents the development of public policies to address times of
economic struggle, and the establishment of a federal presence in communities across
Canada. This was one of the major buildings erected across the country under the
Public Works Construction Act, 1934. It is one of Vancouver’s premier examples of
Modern Classicism, designed by architects McCarter & Nairne just a few years after the
completion of the landmark Marine Building (1929-31). The interior of the Former Post
Office was substantially altered in 1937-39 when this large addition was builtto the north;
at that time a new lobby was added to connect the Post Office and its extension. New
postal wickets were added, in black marble with ornate brass detailing. Completed in
1939, these new fittings were superbly detailed
in the Art Deco style. When these buildings were
renovated by the Federal Government as part
of the Sinclair Centre complex, the connecting
lobby was completely removed as the south bay
of the Post Office Extension was demolished.
Various elements from the lobby were installed
elsewhere in the buildings; the black marble
wainscoting and cast brass elevator doors
were placed in new upper and lower elevator
lobbies. Other retained features include many
of the original cast brass Art Deco chandeliers
and wall sconce lights. Although the 1939 Post
Office fittings survived that renovation, they
were subsequently removed when the postal
station was closed and renovated for use as
commercial space.

Public Building (1936)

Public Building (Drawing)
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Historic Name Sinclair Centre

Address (701-757) West Hastings Street

Original Owner Federal Government

Original Architect Renovations by Henriquez & Partners, and
Toby, Russell, Buckwell & Partners, Architects

Date of Design /

Construction 1983-86

The four heritage buildings on Block 15 were united and connected by a glazed atrium
in 1983-86, creating the Sinclair Centre, a mixed-use rehabilitation project comprised
of retail, food services and Federal Government offices. The project was named Sinclair
Centre for the Honourable James “Jimmy” Sinclair, PC (May 26, 1908 - February 7,
1984) a Canadian politician and businessman; his daughter, Margaret Joan Trudeau
(née Sinclair) was the one-time wife of the 15th Canadian Prime Minister Pierre Elliott
Trudeau, and mother of 23rd and current Canadian Prime Minister Justin Pierre James
Trudeau. In context, the rehabilitation of the Sinclair Centre was a landmark achievement:
Vancouver’s largest heritage rehabilitation project to date and an acknowledgment of
the potential for the adaptive re-use of historic buildings.

Customs Examining Warehouse

Former Main Post Office

R.V. Winch Building

Public Building



DOWNTOWN VANCOUVER HUB SINCLAIR CENTRE 2 FOUR PILLARS

2.2. SUSTAINABILITY SHOWCASE

ESTABLISHING NET ZERO ENERGY CREATION

In December 2015 at the United Nations” COP 21, Canada and countries of the world
reached an ambitious and balanced agreement to fi ght climate change by pledging WIND SOLAR GASIFICATION
to keep global warming to below 2°C, and hopefully even 1.5°C. The design and
construction industry has a large role to play in achieving these targets: as a major
contributor to greenhouse gas emissions, and with a signifi cantimpact on the escalating
loss of habitat and biodiversity, buildings have historically been a source of environmental
degradation. The World Green Building Council advocates for robust and far-reaching
industry targets and has set an ambitious target for all buildings to be net-zero by 2050,
with eight Green Building Councils - one of which is Canada - committed to providing

GHG EMISSIONS: REDUCTION TARGETS

leadership. The Downtown Vancouver Hub team regards this goal to reduce our carbon

footprint as one of the project’s primary drivers. Net zero buildings are poised to be one

of the defining contributions to reverse of the damage being wrought by climate change.

SUSTAINABILITY TARGETS

* NET POSITIVE ENERGY: Provide technical, economic and institutional leadership
by constructing a net positive building that is able to capture and contribute more
energy than is obtained from the grid.

e NET POSITIVE WATER USE: Harvest rainwater, treat and recycle all wastewater,
and recharge groundwater reservoirs with excess rain-water runoff.

e CARBON NEUTRAL: Capture and store more carbon dioxide in building materials
and landscaping than the amount emitted during construction so that the project’s
embodied carbon is neutral.

e IMPROVE HEALTH, HAPPINESS AND PRODUCTIVITY: Create a high quality
indoor environment that provides a mutually benefi cial, symbiotic relationship

between people and their building.

The alignment of the proposed Downtown Vancouver Hub Project with emerging global climate objectives, the Federal Government's sustainability and
biodiversity strategies, the Province of British Columbia’s climate targets, and the City of Vancouver’s most recent green objectives.

7 PUBLIC SERVICES AND PROCUREMENT CANADA



2 FOUR PILLARS DOWNTOWN VANCOUVER HUB SINCLAIR CENTRE

2.4. URBAN INTEGRATION

EXISTING CONDITIONS

i+l 8
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APPENDICES

APPENDIX A - DESCRIPTION OF SERVICES

APPENDIX A - DESCRIPTION OF SERVICES

STAGE 3:
OVERSIGHT

STAGE 1: STAGE 2:
PLANNING SERVICES PROCUREMENT
SERVICES

Phases include: Phases include: Phases include:

. General Services . General Services . General Services
2. Coordination Services . Coordination

3. Authorities Having Services

. Coordination Services
. Pre-Design

. Schematic Design

. Design Development
. Construction

Jurisdiction Services . Authorities Having
4. Pre-Design Jurisdiction Services
5. Schematic Design

Documents
. Bidding/Negotiation

. Construction

STAGE 4:
FIT-UP SERVICES

Phases include:

1. General Services
2. Coordination Services
3. Pre-Design

STAGE 5:
POST-OCCUPANCY
SERVICES

Phases include:

1. General Services

2. Coordination Services
3. Construction

4. Post-Construction

STAGE 6:
ENHANCED SERVICES

PUBLIC SERVICES AND PROCUREMENT CANADA



DOWNTOWN VANCOUVER HUB SINCLAIR CENTRE

APPENDICES

APPENDIX B - PROJECT INFORMATION

B1. PROJECT BUDGET

The total construction cost is estimated to be about CAN $400-500 million
excluding GST.

L
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B2. PROJECT PROGRAM

Approximately 75-100,000 sq.m. of space (offices with ancillary public and retail use).

10

B3. PROJECT SCHEDULE

Project Approvals

OAT Oversight RFP Process

Award

Project Procurement RFP Process

Award
Design

Construction

Spring 2021

Spring/Summer 2021

2022
2022 - 2024

2024 - 2029
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REFERENCE DOCUMENTS

1.

DESIGN WORKSHOPS /INTEGRATED DESIGN PROCESS ENGAGEMENT

1.1 Design Workshop 1 ALIGNMENT- Proposed Concept for
Development July 26, 2016

1.2 Design Workshop 2 POTENTIAL- Design Reference Package
July 12, 2016

1.3 Design Workshop 2 POTENTIAL- Work Summary July 12, 2016

1.4 Design Workshop 3 REFINEMENT- Concept Package August 16, 2016

1.5 Design Workshop 4 STORYTELLING- Summary October 12, 2016
1.6 Design Workshop 5 City of Vancouver Presentation Package
October 24, 2016

HERITAGE CONSERVATION

2.1 Preliminary Record of Sinclair Centre Vancouver BC July 2007
2.2 Cultural Heritage Asset Profile January 2017

2.3 Building Resilience Practical Guidelines for the Sustainable

Rehabilitation of Buildings in Canada by National Trust for Canada

2.4 Sinclair Centre Original Drawings
2.4.1 CUSTOMS EXAMINING WAREHOUSE LAC PLANS MIKAN
No 3819688 Accn 2008-00394-9
2.4.2 DOMINION PUBLIC BUILDING LAC PLANS MIKAN No
3819688 Accn 2008-00394-9
2.4.3 POST OFFICE LAC PLANS MIKAN No 3819688 Accn 2008-
00394-9

2.5 Sinclair Centre Statement of Significance Oct 21 2016

2.6 The Parks Canada Standards & Guidelines for the Conservation of
Historic Places

2.7 Sinclair Centre Heritage Coordination and Inventory diagram
Sept 6, 2016

2.8 FHBRO Road Map Dec 8 2016

29 Heritage Values Report for the Buildings of the Sinclair Centre
Jan 28, 2015

2.10 Heritage Values Report for the Buildings of the Sinclair Centre
April 13, 2007

2.1 FHBRO Heritage Character Statement- Former Main Post Office
Feb 4, 1987

212 FHBRO Heritage Character Statement- R.V. Winch Building
Jan 27, 1997

213 FHBRO Heritage Character Statement- Customs Examining
Warehouse Nov 13, 1997

2.14 Sinclair Centre Development Density Potential Study Jan 28, 2015

215 Sinclair Centre Block 15 Redevelopment Summary Design Report
1982

216 Interpretative Design July 4, 2014

2.17 A Guide to Working with the Federal Heritage Buildings Review Office
2.18 Case Study 1 Old vs New May 24, 2016
2.19 Sinclair Centre Conservation Guildlines, May 2019
6.
SUSTAINABILITY SHOWCASE
3.1 Sustainability Policy Alignment Dec 9, 2016
3.2 Preliminary Approach to Net Zero Oct 31, 2016 (Updated Dec 14, 2016)
3.3 Biophilia Study for Sinclair Centre Expansion Sept 23, 2016
3.4 LEED v4 for BD+C New Construction and Major Renovation Score Card
3.5 WELL v1 Building Standards : New and Existing Building Score Card
3.6 Case Study 2 Sustainable Tower May 24, 2016
WORKPLACE TRANSFORMATION
7.

4.1 A Modern GC Workplace for the New Public Service
4.2 KPI Comparisons for Accommodation in Various Countries
4.3 Focus Group #2 Summary Report Metro Vancouver Community

Based Investment Strategy (CBIS) September 19, 2016
4.4 Case Study 4 New Workplace June 13, 2016
URBAN INTEGRATION
5.1 Project Understanding and Development Constraint Oct 12, 2014 8.
52 Heritage Report & Massing Options Review Meeting with APM

Governance Team January 28, 2015
5.3 City of Vancouver Central Waterfront Hub Framework

Jun 11, 2009
5.4 Cycling Map City of Vancouver
55 Massing Study June 20, 2016
5.6 Urban Realm Analysis Oct 21, 2016
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APPENDICES

APPENDIX C - LIST OF REFERENCE DOCUMENTS

STRUCTURE & EXISTING INFRASTRUCTURE ASSESSMENT

6.1

6.2
6.3
6.4
6.5

6.6
6.7
6.8

Schematic Report for Proposed Upgrade to Sinclair Centre July 17, 2013
Geotechnical Report Dec 7, 2012

Site Class Determination Jan 31, 2012

Structural Narrative Dec 1, 2016

Schematic Plan Showing Current Status / Condition of Each

Building Block Sept 15, 2016

Infrastructural Assessment Report Nov 11, 2013

Sinclair Centre Historic Building Conditions Assessment April 2019
Heritage Recording - Exterior & Partial Interior ultra-resolution photography

ENGAGEMENT WITH CITY OF VANCOUVER

7.1 PWGSC letter of Enquiry Dec 8, 2014

7.2 City Council Resolution from City Council Meeting May 13, 2015

7.3 City of Vancouver - Preliminary View Cone Calculations — 757 West
Hastings

7.4 West Hastings 757 Sinclair Centre — Basic View Cone Building
Height Limits

7.5 City of Vancouver View Protection Guideline

COSTING

8.1 Construction Cost Summary Dec 13 2016

PUBLIC SERVICES AND PROCUREMENT CANADA
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APPENDICES

APPENDIX D - EXISTING BUILDING DRAWINGS
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APPENDIX D - EXISTING BUILDING DRAWINGS
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APPENDICES DOWNTOWN VANCOUVER HUB SINCLAIR CENTRE

APPENDIX D - EXISTING BUILDING DRAWINGS
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