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Agenda 

   

 

 

Development Permit Panel  
Electronic Meeting  

 
Council Chambers, City Hall 

6911 No. 3 Road 

Wednesday, January 29, 2025 
3:30 p.m. 

 

 

 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on January 

15, 2025. 

  

 

1. DEVELOPMENT PERMIT 22-023117  
 (REDMS No. 7844080) 

 APPLICANT: Wayne Fougere 

 PROPERTY LOCATION: 9511 Granville Avenue 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of a 12-unit 

townhouse development at 9511 Granville Avenue on a site zoned “Town Housing 

(ZT105) – North McLennan (City Centre)”. 

   

 

2. New Business 

 

3. Date of Next Meeting: February 12, 2025 

 

 ADJOURNMENT 

 

,- City of 
9s• Richmond 

-
□ 

□ 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, January 15, 2025 

3:30 p.m. 

Remote (Zoom) Meeting 

Present: Wayne Craig, General Manager, Planning and Development, Chair 
Roeland Zwaag, General Manager, Engineering and Public Works 
Marie Fenwick, Director, Arts, Culture and Heritage 

The meeting was called to order at 3:30 p.m. 

MINUTES 

It was moved and seconded 

Minutes 

· That the minutes of the meeting of the Development Permit Panel held on December 
11, 2024 be adopted. 

CARRIED 

1. DEVELOPMENT PERMIT 18-842750 
(REDMS No. 7847267) 

7921524 

APPLICANT: Richmond Auto Mall Holdings Ltd. 

PROPERTY LOCATION: Smallwood Place, Parkwood Way and Parkwood Crescent 

The Chair advised that Item 1 was removed from the agenda and will be added to a future 
Development Pe01:Ut Panel meeting. 

1. 



Development Permit Panel 
Wednesday, January 15, 2025 

2. DEVELOPMENT PERMIT 21-944022 
(REDMS No. 7839314) 

7921524 

APPLICANT: Coast Construction 

18840 River Road PROPERTY LOCATION: 

INTENT OF PERMIT: 

To permit the construction of a single-family dwelling at 18840 River Road on a site zoned 
"Agriculture (AGl)" and designated as an Environmentally Sensitive Area (BSA). 

Applicant's Comments 

Czar Villanueva, ATA Architectural Design Ltd., with the aid of a visual presentation 
(attached to and forming part of these minutes as Schedule 1), provided background 
information on the proposed development located on a site designated as an 
Environmentally Sensitive Area (BSA), highlighting the following: 

• 

• 

• 

• 

• 

• 

• 

the property at 18840 River Road, majority of which is designated as an 
Environmentally Sensitive Area (ESA), is proposed to be developed and improved 
to include a lavender farm, a farmhouse, a barn and an BSA compensation area; 

the proposed farm home plate will be located within an area designated as an BSA 
and will contain the proposed two-storey single-family dwelling (farmhouse) with 
one secondary suite, an open carport and a septic tank; 

the proposed vehicular access to the site will be from River Road through the 
existing driveway; 

the farm home plate will be setback by 21.4 metres from the front (north) property 
line and its elevation will be raised to accommodate and address future City dike 
infrastructure upgrades along River Road including a future dike height increase; 

the proposed barn will be used for lavender processing operations and parking area 
for machineries; 

the slim, narrow and rectangular design of the farmhouse building and the barn will 
allow for the creation of view corridors from the future elevated dike to the 
lavender farm; and 

the proposed locations for the lavender farm and the BSA compensation area are 
supported by an environmental assessment of the subject site. 
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7921524 

Development Permit Panel 
Wednesday, January 15, 2025 

Daniel McAllister, Ecologic Consultants, briefed the Panel regarding the proposed ESA 
compensation and restoration area and the proposed scheme to enhance the ecological 
function of the site to compensate for the encroachment of the farm home plate into the 
designated ESA, noting that (i) there was placement of fill on the site in the past except on 
the proposed location of the ESA compensation and enhancement area at the back of the 
property, (ii) a comprehensive baseline inventory of the site indicated that the proposed 
ESA compensation and enhancement area currently provides habitat to birds, bats and 
small mammals, (iii) the proposed ESA compensation and enhancement scheme includes 
the removal of invasive plants and planting of native coniferous and deciduous trees, 
shrubs, and grasses, among others, (iv) 50 percent of trees and shrubs proposed to be 
planted will be fruit-bearing to promote biodiversity in the area, (v) 10 to 25 percent of 
trees to be planted will be conifers to maximize the survivability of trees to be planted in 
fall, (vi) planted trees will be monitored to ensure their survival, (vii) a Qualified 
Environmental Professional (QEP) will supervise the planting to ensure plants are 
installed and spaced appropriately, and (viii) the existing native tree species within the 
ESA compensation and enhancement area will be retained if possible. 

Staff Comments 

Joshua Reis, Director, Development noted that (i) the farm home plate has been setback 
from River Road to accommodate future diking infrastructure upgrades, (ii) the applicant 
has proposed an area of over 3,700 square metres at the south end of the site for the ESA 
compensation and enhancement area to compensate for the encroachment of the proposed 
single-family building and associated structures within the farm home plate into an ESA 
designated area, (iii) the proposed ESA compensation area will be enhanced through 
planting with a mixture of native shrubs and trees, (iv) no enhancements are proposed 
within the Ripadan Management Area (RMA) along River Road as this area will be used 
for future diking improvements, (v) the proposed lavender farm and the barn structure are 
not part of the subject ESA Development Permit (ESA DP) application as it is limited 
only to the single-family dwelling and associated structures within the farm home plate, 
and (vi) the subject site includes a hooked property located south of the Railway Right-of­
Way which is not intended to be farmed or subject to any ESA enhancements or 
improvement. 
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7921524 

Panel Discussion 

Development Permit Panel 
Wednesday, January 15, 2025 

In reply to queries from the Panel, the applicant noted that (i) the proposed landscaping 
for the farmhouse will not be significant and gravel surface treatment is proposed around 
the barn, (ii) the proposed lighting for the farmhouse and the barn will be directed away 
from their adjacent properties, (iii) permeable limestone is proposed for the driveway from 
River Road to the carport of the farmhouse and gravel surface treatment is proposed for 
further access to the lavender farm, (iv) the elevation of the fill areas on the subject site 
associated with the lavender farm and the driveway through the RMA at the front of the 
subject property would consider the future diking upgrades along River Road to ensure 
consistency and compliance with Agricultural Land Commission (ALC) fill regulations, 
(v) a septic field for the septic tank will be provided adjacent to the carport within the 
farm home plate, (vi) the proposed ESA enhancement scheme for the site includes the 
removal of invasive plant species and planting and retention of suitable native shrubs and 
trees, among others, within the ESA compensation area, (vii) the proposed ESA 
restoration and enhancement measures would enhance the wildlife features of the ESA, 
provide suitable habitat for birds, bats and amphibians currently observed in the area, and 
significantly improve the ecological function of the area. 

Correspondence 

None. 

Gallery Comments 

Michaela Lynn, 18740 River Road, queried about (i) the applicant's odour management 
plan to control and mitigate odour coming from lavender processing operations on the 
site, (ii) the number and size of trucks accessing the site to support farm operations, and 
(iii) the extent and location of the farm access gravel driveway past the farmhouse 
driveway. 

In reply to Ms. Lynn's queries, the applicant noted that (i) the lavender processing 
operations will be done inside the barn which will be designed to be airtight to prevent 
and/or mitigate odour coming out from the barn, (ii) large trucks are not anticipated to 
access the site due to the small size of the farming area and associated farming operations 
on the site, and (iii) the potential location of the farm access driveway would likely be 
between the farmhouse and the barn past the proposed farmhouse driveway and will not 
be in close proximity to the adjacent property to the west. 

Panel Discussion 

The Panel expressed support for project, noting (i) the ESA compensation measures 
proposed by the applicant as part of the subject application, and (ii) the applicant's 
approach to focus ESA compensation and enhancement measures in areas that currently 
provide some habitat function. 
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Development Permit Panel 
Wednesday, January 15, 2025 

With regard to the landscaping on the farm home plate and ALC fill requirements for the 
subject site, staff were directed to work with the applicant to (i) investigate opportunities 
to extend the planting of native species within the farm home plate, and (ii) clarify the 
process to be followed with respect to fill requirements and permissions from the ALC 
prior to the application moving forward to Council for consideration. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued to permit the construction of a single-family 
dwelling at 18840 River Road on a site zoned "Agriculture (AGl)" and designated as an 
Environmentally Sensitive Area (ESA). 

CARRIED 

3. New Business 

None. 

4. Date of Next Meeting: January 29, 2025 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (4:05 p.m.). 

Wayne Craig 
Chair 

7921524 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, January 15, 2025. 

Rustico Agawin 
Committee Clerk 
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DATE: January 15, 2024 
Intro: Czar Vi.llanueva ATA Architectural Design 

Schedule 1 to the Minutes of 
the Development Permit Panel 
meeting held on Wednesday, 
January 15, 2025 

members of our team that are present in the call: Architect, Project Manager as well as the Environmental Engineer who will also present the 
environmental items affecting the lot. 

' 

This application is for a proposal for lavender farm on a site that is located along River Road within the AG1 zone. 

1. The proposed farm home plate is located on the northeast corner, well behind the 15m riparian setback. 
2. A Barn along the west side and lavender farm on the middle section of the lot. 
3. The enhanced wildlife area at the rear is being reserved. 
4. The only access to the site is from River Road 
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18840 RIVER ROAD RICHMOND 700-1201 West Pender St 
Vancouver DC V6E 2V2 

Tel: (604) 7J6-J730 
www.i1li1rchi1cc1.a1 
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GARBAGE 

ENCLOSURE 
I 

CARPORT 
(2-CAR) 

MIN LEVEL 2 E,V, 
CHARGER 

RIPARIAN 
SETBACK 

The site is affected by the future 
construction of dike along River 
Road . The farm home plate is being 
moved away from the road to 
accommodate a dike 13.9m in width 
plus a 7 .Sm service area. In total, 
we've allowed for 21.4m dedicated 
space along the front of the 
property for the future dike plan. 
The current flood construction level 
is at 3.Sm, but the elevation within 
the farm home plate will be raised 
to 4.7m for the dike. 

18840 RIVER ROAD RICHMOND 
708 -1201 West Pender St 

Vancouver BC V6E 2V2 
Tel: (604) 736-3730 
www.alarchitect.ca 



1. 

2. 

The Farm home plate shown within the red 
zone will host: 

a) A 2-car open carport with level 2 EV 
charger. 

b) Adjacent to the carport is the septic 
tank. 

c) A single-family 3 bedroom farmhouse 
with a 1 bedroom secondary suite that 
will be the home for Farm workers. 

a) The farmhouse floor area is 9,963 
SF which is way below the 
permitted FSR of 60,450 SF 

b) The farmhouse is 2 storey, 8.17m in 
height, the carport is single storey 
3.41m in height. 

There is a proposed barn situated along the 
west side towards the front for farm 
distribution and parking for machineries. 

3. A garbage enclosure will be attached to the 
north end of the barn. 

18840 RIVER ROAD RICHMOND 708-1201 West Pender St 
Vancouver BC V6E 2V2 

Tel: (604) 736-3730 
www.atarchllecl.ca 



Narrow rectilinear buildings have been 
strategically placed to create an opportunity for 

view corridors of a picturesque lavender farm once 
the dike has been raised. 

FARMHOUSE VIEW 
CORRIDOR CARPORT 
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City of 
Richmond 

To: Development Permit Panel 

From: Joshua Reis 
Director, Development 

Report to Development Permit Panel 

Date: January 8, 2025 

File: DP 22-023117 

Re: Application by Wayne Fougere for a Development Permit at 
9511 Granville Avenue 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a 12-unit 
townhouse development at 9511 Granville A venue on a site zoned "Town Housing (ZTl 05) -
North McLennan (City Centre)". 

Joshua Reis, MCIP, RPP, AICP 
Director, Development 
( 604-24 7-4625) 

JR:ta 
Att. 4 

7844080 
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Staff Report 

Origin 

DP 22-023117 

Wayne Fougere has applied on behalf of the owner, Western Granville Developments Ltd. 
(Directors: Kelvin W. Leung and Thomas C. Leung), to the City of Richmond for permission to 
develop a 12-unit townhouse development at 9511 Granville Avenue on a site zoned "Town 
Housing (ZTl 05)- North McLennan (City Centre)". The site currently contains a single-family 
dwelling with an accessory building in the rear yard. Location and aerial maps of the property 
are provided in Attachment 1. 

The subject site is being rezoned from the "Small-Scale Multi-Unit Housing (RSM/XL)" zone to 
the "Town Housing (ZTl 05) - North McLennan (City Centre)" and the "School & Institutional 
Use (SI)" zone under Richmond Zoning Bylaw 8500, Amendment Bylaw 10588 (RZ 22-
023116). The site is also subject to an associated Official Community Plan (OCP) Bylaw 9000 
and Bylaw 7100, Amendment Bylaw 10587, to change the land use designation of the northern 
portion of the site (approximately 392.0 m2 in area) to "School". The northern portion of the site 
is to be voluntarily transferred to the Richmond School District and consolidated with Henry 
Anderson Elementary School to the north prior to rezoning bylaw adoption. Both amendment 
Bylaws were given third reading at the Public Hearing held on October 15, 2024 and the 
applicant is working to complete all the rezoning requirements. The proposed development 
permit applies only to that portion of the site to be zoned for town housing. 

A Servicing Agreement is required as a condition of Building Permit (BP) issuance and includes, 
but is not limited to, the following improvements: 

• Road widening and frontage improvement work on the site's Granville Avenue frontage. 

• Upgrades to the storm sewer infrastructure along the site's Granville Avenue frontage. 

• New water and sanitary service connections to the subject site, along with public and private 
utility improvements. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the North: Henry Anderson Elementary School on property zoned "School & Institutional 
Use (SI)". 

To the South: Across Granville A venue, a 16-unit two-storey townhouse development fronting 
Granville Avenue on property zoned "Medium Density Townhouses (RTM2)". 

To the East: A 31-unit three-storey townhouse development fronting Granville A venue on 
property zoned "Town Housing (ZT56) North McLennan (City Centre)". 

To the West: A 30-unit two to three-storey townhouse development fronting Granville 
Avenue on property zoned "Medium Density Townhouses (RTMl)". 

7844080 
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Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit (DP) stage: 

• Site Plan: Refinement of the site plan to finalize the drive-aisle design, on-site parking 
(vehicle and bicycle) and pedestrian circulation. 

• Landscape Plan: Enhancement of the tree and plant schedule in the landscape plan to provide 
for a mix of deciduous and coniferous trees, as well as examination of additional planting 
opportunities to provide for visual interest and screening at key areas. 

• Residential Interface: Refinement of the DP drawings to provide for appropriate edge 
conditions with the adjacent east and west townhouse developments. 

• Building Material: Reviewing and finalizing the proposed exterior building material and 
colour palette. 

• Accessibility: Confirming that all aging-in-place and convertible unit features have been 
incorporated into dwelling unit designs. 

• Crime Prevention Through Environmental Design (CPTED): Reviewing the applicant's 
response to the principles of CPTED. 

• Sustainability: Further review of the environmental sustainability features to be incorporated 
into the project and confirmation of compliance with the applicable Energy Step Code. 

Through the review of this DP application, staff worked with the applicant to address these 
issues in the following ways: 

• Enhancement of the tree and plant schedule in the landscape plan to provide a suitably sized 
mix of deciduous and coniferous trees with the provision of more hardy landscaping species. 

• Refinement of the development to provide appropriate edge conditions with the adjacent 
townhouse developments. 

• Refinement of the proposed exterior building design to provide identity to each of the units. 

• Accessibility features have been finalized and verified, with aging-in-place features provided 
in all units and the provision of two Convertible units in Building 3. 

• CPTED and Sustainability features have been reviewed and confirmed. 

The Public Hearing for the rezoning of this site was held on October 15, 2024. At the Public 
Hearing, the following concerns about rezoning the property were expressed: 

1. Concern regarding how cross access agreements (e.g., easement to allow shared driveway) 
could be better brought to the attention of buyers when purchasing a property. 
At the time of development of the townhouse development (9533 Granville Avenue) to the 
east, an easement was registered on Title that granted access to a future townhouse 
development on the subject property. The current practice is to register access agreements 
through Statutory Right-of-Ways (SRJf) and implement on-site design measures that 
identify the intent for the driveway to service future developments. The applicant has met 
with the neighbouring strata to discuss an agreement for cost sharing and maintenance of 
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the easement area. The applicant and the neighbouring strata have confirmed that they 
have reached an agreement on the use of the easement area. 

2. Concern regarding the overall size of each proposed townhouse unit. 
The proposal provides for a range of unit sizes between 102.36 m1 and 115.84 m1. The 
townhouse buildings are also three storeys in height which is comparable with both 
townhouse developments on either side (east and west) of the subject site. 

3. Concern regarding the perceived limited space available to maneuver parking into the 
proposed garages. 
The applicant provided a Traffic and Parking Report prepared by a registered professional 
Traffic Engineer to the satisfaction of the City's Transportation Department. The report 
provided a traffic impact study, a review of the site access, location and design, as well as 
the connection of the development to adjacent sites. In addition, a majority of the 
residential parking spaces are provided in a side-by-side arrangement within the 
townhouse units and the width of the proposed drive aisles are compliant with the City's 
zoning bylaw. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject DP 
application. In addition, it complies with the intent of the applicable sections of the OCP and is 
generally in compliance with the "Town Housing (ZT105) North McLennan (City Centre)" 
site-specific zone. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) was held on October 17, 2024. A copy of the relevant excerpt 
from the ADP minutes from October 17, 2024, is attached for reference (Attachment 3). The 
design response from the applicant has been included immediately following the specific Design 
Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

• 

• 

• 

• 

• 

The proposed development facilitates the redevelopment of a remnant property to a 
townhouse development typology that is consistent with the townhouse developments located 
on either side (east and west) of the subject property. 
The proposed development is in conformance with the area plan for height and massing and 
the three-storey level consistent with existing townhouse developments. 
The building setbacks are consistent with the requirements for medium density townhouse 
buildings. The development is respectively setback 3.00 m and 3.02 m from the east and west 
side property lines adjacent to the neighbouring townhouse developments. 
An increased rear yard setback (4.13 m) and a 1.8 m (6.0 ft.) tall fence is provided along the 
north property line maintaining privacy and demarcating the rear yard of development from 
the portion of the site transferred to the school district. 
The units fronting onto Granville A venue present an appropriate pedestrian front yard 
interface with a landscaped frontage and a low steel picket fence with gates accessed from 
the sidewalks along Granville A venue. 

7844080 
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• The applicant proposes to maintain the grading at the existing property lines. Grading in 
other areas within the site will be gradually raised to allow the development to meet the 
required Flood Control Level as needed. 

• With the exception of the entry points of the two proposed drive aisles along the east 
property line and the location of the tree protection zone along the southwest portion of the 
subject site, perimeter drainage will be installed as part of the building permit to ensure any 
proposed grade change does not adversely impact the surrounding sites. 

• The west side yard, where existing trees are to be retained and protected on-site, will remain 
as a natural infiltration area with two or three catch basins proposed for overflows. 

• A low retaining wall will be installed approximately 2.5 m away from portions of the west 
property line to allow for the maintenance of the site grading at the property line and tree 
preservation. In certain portions of the low retaining wall, a fence (0.86 min height) will also 
be installed for safety. 

• Landscaping and trees in the west side yard will be used to provide site screening between 
the proposed development and the existing townhouse development to the west. A screen has 
also been included on the second-floor balcony of the unit in the northwest comer of the site 
to promote privacy between the proposed development and the adjacent townhouse 
development to the west. 

• Overall, landscaping and a variety of trees planted across the site will be used to enhance the 
pedestrian experience and the interface of the proposed development with adjacent 
properties. Details on landscaping are provided in the Landscape Design and Open Space 
Design section of this report. 

Urban Design and Site Planning 
• The site layout consists of four three-storey buildings containing a total of 12 townhouse 

units (including one secondary suite) on a site that would be approximately 1,962.0 m2 in 
area after the proposed transfer to the school district and required road dedication along 
Granville A venue. 

• The buildings are grouped in two, three and four-unit clusters, positioned in a north-south 
orientation across the site fronting onto Granville A venue. 

• Vehicle and pedestrian access to the site are proposed from Graville A venue through an 
easement (BW209087) located on the neighbouring townhouse development 
(9533 Granville Avenue) to the east. The applicant has met with the neighbouring strata to 
discuss an agreement for cost sharing and maintenance of the easement area. The applicant 
and the neighbouring strata have confirmed that they have reached anagreement on the use of 
the easement area. 

• Pedestrian access to each unit is proposed via individual pathways from the public sidewalk 
and interior pathways within the site. 

• Along the Granville A venue frontage, a 2.0 m sidewalk is proposed with a landscaped and 
treed boulevard adjacent to curb. 

• The proposal provides a total of 26 parking spaces. 23 parking spaces are resident parking 
spaces, which exceed the bylaw requirement. The resident parking spaces all located in each 
of the units except for one surface parking space, located in the west side yard, reserved for 
the secondary suite in Unit 8. A majority of the residential parking spaces are provided in a 
side-by-side arrangement. 
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• Three surface parking spaces reserved for visitors, one of which is an accessible parking 
space, are all evenly located along the east side yard of the site. 

• A total of 24 resident bicycle parking spaces (Class 1) are provided within the townhouse 
units and three visitor bicycle parking spaces (Class 2) are proposed in the east side yard in 
proximity to the shared outdoor amenity space. 

• The shared outdoor amenity area is located about two-thirds into the site on the east side. The 
shared outdoor amenity space incorporates areas with covered seating and children's play 
elements. More details of the outdoor amenity space features are included in the Landscape 
Design and Open Space Design section of this report. 

• A mailbox kiosk is provided adjacent to the seating area in the shared outdoor amenity space. 
• The required garbage, cardboard recycling and organic waste storage are proposed within 

each of the townhouse units with door-to-door pick up proposed. 

Architectural Form and Character 

• 

• 

• 

• 

• 

• 

The proposed form and massing of the buildings are consistent with the neighbourhood and 
meet the intent of the guidelines set out in the City Centre Area Plan and North McLennan 
Sub-Area Plan. Building details used in this project such as the pedestrian-oriented signage, 
weather protected unit entries, gable roofs, window frames, balconies, distinct siding 
materials on specific floors and shingle roofs are all typical treatments that can be found in 
adjacent developments. 
Key building elements such as windows, projections, materials, and colours, are used to 
create variation and articulation to the overall massing and scale of each building. The 
vertical articulation of each townhouse unit is marked by gable roof forms and brown Hardie 
panel boards. 
The proposed fa<;ade materials and trim help to add interest to the building elevations 
identifying the base, middle and top features. Dark grey Hardie board is proposed to wrap 
around and define the ground floor of each of the buildings, while the middle and top 
features are mostly finished with Hardie board that is a select shade of white. 
The main entrance into each townhouse unit is marked by a teal blue door which provides an 
appropriate contrast to the grey, brown and white palette of the buildings. The general colour 
choices for the proposal are considered suitable for the architectural character of the 
neighbourhood and meet the intent of the area plan. 
The impact of blank garage doors has been mitigated with panel patterned doors, transom 
windows and planting islands along the drive aisle. 
As the the subject site is located within the Aircraft Noise Sensitive Development (ANSD) 
Policy "Area 4", the developer has provided an acoustic and thermal report with 
recommendations prepared by an appropriate registered professional demonstrating that the 
interior noise levels and noise mitigation standards in the development complies with the 
City's OCP. A new Aircraft Noise Sensitive Use covenant is to be registered on Title prior to 
rezoning bylaw adoption, consistent with the rezoning considerations. 

Landscape Design and Open Space Design 
• The applicant proposes to retain four on-site trees (tag# 707, 713,719 and 720) located at the 

Granville A venue frontage and along the west side property line and incorporate them into 
the landscaping plan. 

7844080 
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Retention of one of the trees ( tag# 713) includes cantilevering portions of the garage floor 
slab of an adjacent proposed building and maintaining the site grading around the tree. 

• Tree preservation was reviewed at the rezoning stage where 18 on-site trees (tag# 708-710, 
721- 73 5) were identified for removal. Based on the 2: 1 tree replacement ratio stated in the 
OCP, 36 replacement trees are required. At the time ofrezoning 19 replacement trees were 
proposed. Through the DP, staff worked with the applicant to identify additional opportunity 
for tree planting on site and as a result, the developer now proposes to plant 21 new trees. 
More trees could not be provided due to the limited size of the site and space required to 
ensure the survivability of the trees proposed. 

• At the rezoning stage, the developer offered to voluntarily contribute $13,056.00 ($768/tree) 
to the City's Tree Compensation Fund for the planting ofreplacement trees within the City in 
lieu of the replacement trees (17 trees) required on-site. Through the DP, two more trees are 
being proposed to be planted on site. Therefore, the developer will instead voluntarily 
contribute $11,520.00 ($768/tree) to the City's Tree Compensation Fund for the planting of 
replacement trees within the City in lieu of the replacement trees (15 trees). 

• Tree protection fencing is required to be installed to City standard in accordance with the 
City's Tree Protection Information Bulletin Tree-03 prior to any construction activities 
(including demolition) occurring on-site. To ensure the protection of the four on-site trees 
(tag# 707, 713,719 and 720), a tree survival agreement and a $35,840.00 Tree Survival 
Security was secured at the rezoning stage. 

• The submitted landscape plan identifies a mixture of soft and hard landscaping features that 
define a consistent treatment within and along the edges of the site. The landscape plan 
includes a mix of 21 deciduous and coniferous trees, as well as a variety of shrubs, grasses, 
fems, vines and groundcovers to ensure the landscape treatment remains interesting 
throughout the year. 

• A pedestrian-oriented streetscape along Granville A venue is proposed; with a landscaped 
edge treatment, low steel fencing with concrete posts and gates and walkways to individual 
townhouse unit front doors. 

• Each unit will have a private outdoor area with landscaping and lawn area. 
• An on-site irrigation system is proposed to ensure continued maintenance of all live 

landscaping. 
• A children's play area, containing a forest lake boat, forest bug springer and a tricycle 

racetrack, is proposed within the shared outdoor amenity area on an impact absorbent play 
surface. These play structures/elements are chosen to fit into the provided space and to allow 
multiple children to play at the same time. The equipment provides different play 
opportunities for the development of social, imagination, balance and motor skills. 

• Two benches (one of which is covered) with direct view of the children's play area, are also 
provided for the use of residents. 

• All lighting will be shielded to direct light to desired locations only, respecting neighbouring 
developments. 

• The drive aisles and surface parking stalls will be treated with permeable pavers for better 
water infiltration. Maintenance instructions for the penneable paving have also been included 
in the landscape plan details. 

• To ensure the provision of landscaping, a legal agreement and associated landscape security 
in the amount of $219,936.49 is required prior to Development Permit issuance. 
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• Indoor amenity space is not proposed on-site. A $24,792.00 cash-in-lieu contribution 
($2,066.00 per unit) has been secured as a condition of rezoning approval, consistent with the 
OCP. 

Crime Prevention Through Environmental Design 

• 

• 

• 

• 

• 

Site lighting is provided at key locations around the site to promote safety and ease mobility, 
including drive aisles, adjacent to parking locations, the shared outdoor amenity space and in 
private yard areas. Additionally, lighting is also provided at building entries (both pedestrian 
and vehicular). 
Site lighting and clear site lines provide unobstructed views of surrounding areas; plantings 
near residential entries are low to maximize views and casual surveillance opportunities. 
The location of the shared outdoor amenity space provides easy access, visual transparency 
and surveillance by the townhouse residents. 
A low picket fence wraps around the shared outdoor amenity space providing safety for users 
of the amenity space and a physical barrier between the shared outdoor amenity space and 
the adjacent drive aisle. 
Visitor parking spaces are in the east side yard in areas which have the most visibility from 
the shared driveway, neighbouring units and the shared outdoor amenity space. 

Accessible Housing 
• The proposed development includes two convertible units that are designed with the potential 

to be easily renovated to accommodate a future resident in a wheelchair. The potential 
conversion of these units will require installation of a stair lift in the future if desired. 

• All of the proposed units incorporate aging-in-place features to accommodate mobility 
constraints associated with aging. These features include: 
o stairwell handrails; 
o lever-type handles for plumbing fixtures and door handles; and 
o solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 

bathtubs and showers. 

Sustainability Features 

• 

• 

A Certified Energy Advisor has confirmed that the proposed townhouse units will be 
designed to achieve BC Energy Step Code 3 and EL-4. The report prepared by the Energy 
Advisor is on file and will be utilized through the BP review process to ensure these 
measures are incorporated in the BP drawings. 
The following design/features will be incorporated into the development: 
o Ground source heat pumps for space heating and cooling. 
o High-efficiency Energy Recovery Ventilators (ERV's) for fresh air distribution. 
o High-efficiency electric water heaters. 
o High-efficiency double-glazed PVC windows and doors. 
o High thermal resistance insulation. 

■ R-24 exterior wall insulation 
■ R-50 attic insulation 
■ R-15 slab-on-grade insulation 

o High-efficient LED lighting. 
o High quality air barrier construction and quality control measures. 
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Site Servicing and Frontage Improvements 
Servicing requirements and frontage improvements to support the proposed development were 
identified as part of the rezoning application. Prior to BP issuance, the applicant is required to 
enter into a Servicing Agreement (SA), secured with a Letter of Credit, for the design and 
construction of the following, including (but not limited to): 
• Frontage improvement work on the site's Granville Avenue frontage, including removal of 

the existing driveway letdown, and a new 2.0 m sidewalk to be aligned with the existing 
sidewalks to the east and west of the subject site. 

• A new water service connection to the existing watermain along the 9511 Granville A venue 
frontage. 

• A storm sewer upgrade to 600.0 mm along the entire span of the 9511 Granville Avenue 
frontage. 

• A new sanitary service connection off of the existing 200.0 mm along the rear yard of the 
proposed site. 

• Detailed site servicing and frontage improvement requirements are identified in the DP 
Considerations (Attachment 4). 

Conclusions 

As the proposed development would meet applicable policies and DP Guidelines, staff 
recommend that the DP be endorsed, and issuance by Council be recommended. 

~ 
Tolu Alabi 
Planner 2 
(604-276-4092) 

TA:js 

Att. 1 : Location and Aerial Map 
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Development Application Data Sheet 
Development Applications Department 

DP 22-023117 Attachment 2 

Address: 9511 Granville Avenue 

Applicant: Wayne Fougere Owner: Western Granville Developments Ltd . 

Planning Area(s): McLennan North Sub-Area Plan 

Floor Area Gross: 2,156.24 m2 (23,209.57 ft2) Floor Area Net: 1,373.4 m2 (14,783.15 ft2) 

I Existing I Proposed 

Site Area 2,371 .0 m2 1,962.0 m2 

Land Uses Single Family Residential Townhouses and School 

OCP Designation Neighbourhood Residential (NRES) 
Neighbourhood Residential (NRES) 

and School (SCH) 

Small-Scale Multi-Unit Town Housing (ZT105) - North 
Zoning Housing (RSM/XL) McLennan (City Centre) and 

School & Institutional Use (SI) 

Number of Units 1 12 

Lot B I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio (FAR) Max. 0.70 0.70 
None 

Permitted 

Buildable Floor Area* Max. 1,373.4 m2 (14,783.15 ft2) 1,373.4 m2 (14,783.15 ft2) None 
Permitted 

Building Max. 40 .0 % 38.0 % none 

Lot 
Non-porous Surfaces Max. 65 .0 % 50.0 % Coverage none 

Live Landscaping Max. 25.0 % 25.0 % none 

Lot Width Min. 25.0 m 26.1 m none 

Lot Depth Min. 70.0 m 75.1 m none 

Lot Size Min . 1,950 .0 m2 1,962.0 m2 none 

Setback - Front Yard Min . 6.0 m 6.03 m none 

Setback - East Side Yard Min. 3.0 m 3.00 m none 

Setback - West Side Yard Min. 3.0 m 3.02 m none 

Setback - Rear Yard Min. 3.0 m 4.28 m none 

Height - Building Max. 12.0 mat 3 storeys 11 .6 m none 

Parking Spaces (Zone 3) - Resident Min. 1 .4/unit 
23 spaces (Min. 17 spaces) none 

Parking Spaces - Visitor Min. 0.2/unit 
3 spaces (Min . 3 spaces) none 
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Lot B Bylaw Requirement I Proposed I Variance 

Parking Spaces - Total Min. 20 spaces 26 spaces none 

Parking Spaces - Accessible Min. 1 space 3 spaces none 

Small Car Parking Spaces Max. 7 spaces 7 spaces none 

Tandem Parking Spaces 
Max. 50% 

17% (4 spaces) none 
(11 spaces) 

Bicycle Parking Spaces - Class 1 
Min. 1.25/unit 

(Min. 15 spaces) 
24 none 

Bicycle Parking Spaces - Class 2 
Min. 0.20/unit 

(Min. 3 spaces) 
3 none 

Amenity Space - Indoor 50.0 m2/ Cash in lieu Cash in lieu none 

Amenity Space Outdoor 
6.0 m2 (64.59 ft2)/unit 

90.0 m2 none 
Min. 72.0 m2 (775.0 ft2) 

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance review at Building 
Permit stage. 
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ARCHITECT: 

Annotated Excerpt from the Minutes from 

Advisory Design Panel Meeting 
Wednesday, October 17, 2024-4:00 p.m. 

DP 22-023117: 12-UNIT TOWNHOUSE DEVELOPMENT 
Fougere Architecture Inc. 

Attachment 3 

LANDSCAPE ARCHITECT: Donald V.S. Duncan Development Consultant Landscape Architect 

PROPERTY LOCATION: 9511 Granville A venue 

Applicant's Presentation 

Architect Wayne Fougere, Fougere Architecture Inc., and Donald Duncan, of Donald V.S. Duncan 
Development Consultant Landscape Architect, introduced the project and answered queries from the 
Panel. 

Panel Discussion 

Comments from the Panel were as follows: 

• support the location of the van accessible parking stall (stall V3) which provides adequate 
space for a ramp coming out from the side of a van; Noted. 

• appreciate that one of the convertible units is provided with a lock-off unit as it would 
provide an additional income for the future resident of the convertible unit; Noted. 

• understand the reasons for the lack of access between the subject site and the adjacent school 
property to the north; Noted. 

• ensure that a maintenance plan is included for the permeable paving on the subject site; 
Maintain permeable paving areas so as to ensure that water infiltrates freely. Remove 
debris like leaves, trash, and grass clippings on a weekly basis. Vacuum or sweep the 
surface to prevent clogs. Pressure wash the surface annually to rehabilitate the pore 
structure as required to ensure ongoing infiltration. 

• challenging to look at some of the plant material on the planting plan; 
The planting plan has been updated to make it more legible. 

• concerned about the survivability of the Azalea japonica proposed to be planted along the 
internal drive isle between the garages as they could be damaged due to inadequate clearance 
for vehicles manoeuvring around the planted areas; consider replacing with a more hardy 
species; 
The Azalea have been replaced by Purple Fountain Grass (Pennisetum rubrum). 
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• Metasequoia glyptostroboides and Populous tremula trees are large trees and not suitable for 
planting in the proposed development considering the small size of the planting areas; 
The Metasequoia have been replaced by Slender Hinoki False Cypress (Chamaecyparis 
obtusa 'Gracilis). The Populus have been replaced by Goldspire Ginkgo (Ginkgo biloba 
'Goldspire 1-

• appreciate the intent to retain the Norway maple tree (tag #713) at the southwest comer of 
the site; however, retaining this tree would be challenging as its roots are sensitive to 
disturbance; investigate opportunities to install some narrow trees along this side; 
It is recognized that retention of the Norway Maple may be challenging. However, given 
the recommendation of retention by the arborist and the aesthetic value of the tree, every 
effort will be made to minimize disturbance of its roots. Should adequate root protection 
prove impractical at the time of construction, suitable replacement trees will be determined 
in consultation with City staff. 

• appreciate the proposed design of the children's play area, especially the provision of a trike 
path; support its intent to complement the children's play area of the adjacent development to 
the east as its users may include children from the two adjacent developments; Noted. 

• there is opportunity to install a dry creek bed as an additional component of the storm water 
infiltration strategy for the subject site; 
The intent is not to install a dry creek bed as an additional component of the storm water 
infiltration strategy. 

As the 'tree protection zone' is lower than the proposed developed portion of the site, we 
will propose 2 or 3 catch basins to ensure the low area is not susceptible to oversaturation, 
and potentially affecting the health of the existing trees- which we would typically do in 
this situation, in coordination with the Project Arborist. This area will remain as a natural 
infiltration area, with the catch basins essentially acting as overflows - noting that there 
will be minimal (if any) regrading permitted within the 'tree protection zone'. The addition 
of creek type rock could be added to this area, to achieve a 'dry creek bed' appearance, in 
accordance with the input/recommendations of the Project Arborist and Project 
Landscape Architect. It is anticipated that the addition of creek rock would result in 
minimal (if any) changes to the characteristics of the natural infiltration of the area. 

• the southern east-west internal drive aisle looks bare; consider installing small columnar 
trees along this drive aisle; also consider installing a group of trees at the terminus of the 
northern internal drive aisle as there are no trees planted in this area; 
This comment may refer to the north drive aisle, which has space for tree planting while 
the southern aisle does not. Two additional trees (Ginkgo) and shrub planting (Prunus L. 
'Otto Luyken') have been added to the end of the drive aisle. 
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• the proposed central common walkway area will be in shade a lot of time as indicated in the 
shadow study; consider opportunities to enhance it as a central feature; 
As the primary pedestrian access to five of the residential units, the central common walk 
is a vital part of the on-site circulation system. It is also a charming stroll lined by mixed 
hedge plantings and picket fences defining private gardens. Given the compact nature of 
this development, those private gardens are precious. In recognition of this, it is most 
appropriate that the central walk be designed for movement only and not as a place where 
other residents might linger or recreate. It is intended to solely serve the adjacent units. 

• support the overall lighting plan; however, consider installing more lighting fixtures in the 
outdoor amenity area; 
An additional building mounted light fixture has been added to the amenity area. In 
addition, it should be noted that there is a light ftxture proposed for inside the seating 
shelter. 

• consider removing the existing fence along the west property line of the adjacent 
development to the east to create a sense of openness between the two developments and 
enable the two developments to experience the landscaping of each development; 
It is agreed that the removal of the dividing fence is desirable, however, the neighbouring 
development wants to keep it. Per discussions between the developer and the east 
neighbour, the fence will be kept and the developer agreed to cover the cost of any 
demolition and maintenance of this fence that may happen due to new construction. 

• the applicant has done a good job in a tight site; Noted with thanks. 

• appreciate the applicant's presentation; the applicant has done a lot with a tight and difficult 
site; Noted with thanks. 

• consider installing a wall or a screen on the second floor balcony of townhouse Unit No. 9 to 
provide privacy to the adjacent townhouse development to the west; 
Considered. Please see revised elevations with screen added. 

• agree with the Panel comment that the applicant consult with the adjacent development to the 
east to remove the existing fence along their shared driveway and create a more integrated 
design along their common property line to soften the eastern edge of the subject site; also 
consider installing additional plantings along the eastern edge of the subject site to provide 
visual interest that would benefit the two properties; 
It is agreed that the removal of the dividing fence is desirable, however, the applicant lack 
the legal right to demolish the barrier. 

• consider installing landscape buffers to provide screening for the windows of the Building 3 
unit adjacent to the children's play area; also look at different play equipment to tighten up 
the fall radius; 
As the ground level windows adjacent to the playground open onto the garage of the unit, 
there should be no appreciable privacy issue for the residents. Fall radii are nominal and 
it is felt that the current configuration offers a good mix of play options and is 
complimentary to the neighbour's play area. 
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• concerned about the location of the van accessible parking stall (stall V3) in front of the 
entry door of Unit 12 of Building No. 4 as it may impact the access to the entry door of the 
unit, especially if the accessible van will be using a ramp; consider looking at ways to 
improve the sense of arrival for the unit, e.g. review the unit's floor plan and consider 
relocating the stairs to the interior wall side to help push the entry door away from the 
comer; 
As noted in the first ADP comment above, this parking stall location gives adequate space 
for the aisle beside the parking. 

• in general, the building fa9ades are successful; however, the brown panels on Building 1 
north elevation and Building 3 south elevation (which sit not under the gables but at their 
sides) are more successful than on Building 1 south elevation in terms of highlighting the 
gables and as a mass; review the design of the Building 1 south elevation, particularly the 
placement of brown panels on the building fa9ade; and 
We reviewed the opportunity to add brown panels on building 1 south elevation as shown 
on building 3 elevations. However, application of brown panels in between the gable 
locations on Building 1 south elevation seems excessive as there are minimal 
projections/recesses to break the material finish. The brown panel application on the bay 
window projection below the gables on this elevation is carefully chosen so that the 
building base colour remains white and any projection or recesses on the fa(:ade is treated 
differently with brown panels. Similar approach is applied to all building elevations. 

• consider adding a downspout or reveal at Building 3 north elevation between the two units to 
provide identity to each of the units in keeping with the Development Permit Guidelines. 
Downspouts added to building 3 north and south elevations. 

Panel Decision 

It was moved and seconded 
That the DP 22-023117 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design Panel. 

CARRIED 
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Attachment 4 

Development Permit Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC V6Y 2C1 

Address: 9511 Granville Avenue File No.: DP 22-023117 

Prior to a Development Permit* being forwarded to the Council for Development Permit issuance, the 
developer is required to: 
1. (Rezoning Bylaw Adoption) Final Adoption of Rezoning Amendment Bylaw 10588. 

2. (Landscape Plan and Security) Receipt of a Letter-of-Credit for landscaping in the amount of $219,936.49. 
Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the satisfaction of the Director of 
Development, and deposit of a Landscaping Security based on 100% of the cost estimate provided by the Landscape 
Architect, including installation costs and 10% contingency. If the required replacement trees cannot be 
accommodated on-site, a cash-in-lieu contribution in the amount of $768/tree to the City's Tree Compensation Fund 
for off-site planting is required. 

3. (Fees - Notices) Payment of all fees in full for the cost associated with the Development Permit Panel Meeting 
Notices, consistent with the City's Consolidated Fees Bylaw No 8636, as amended. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. (Legal Agreements) Confirmation of compliance with legal agreements associated with the development. 

2. (Construction Parking and Traffic Management Plan) Submission of a Construction Parking and Traffic 
Management Plan to the Transportation Department. Management Plan shall include location for parking for 
services, deliveries, workers, loading, application for any lane closures, and proper construction traffic controls as per 
Traffic Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

3. (Accessibility Measures) Incorporation of accessibility measures in Building Permit (BP) plans as determined via the 
Rezoning and/or Development Permit processes. 

4. (Servicing Agreement) Enter into a Servicing Agreement (SA)* for the design and construction of the servicing and 
frontage improvements described herein. A Letter of Credit or cash security for the value of the Service Agreement 
works, as determined by the City, will be required as part of entering into the Servicing Agreement. Works include, 
but may not be limited to, 

I. Frontage Improvements 

7844080 

Frontage improvements are required to meet Engineering Design Specifications, Official Community Plan 
("OCP") guidance, and City of Richmond bylaws. The following frontage improvements shall be completed by 
the development along its Granville Avenue frontage. From north to south, starting at the new south property line: 
(i) Install a 2.0 m sidewalk. 
(ii) Install a 1.5 m landscaped and treed boulevard up to the new curb. 
(iii) Install a new O .15 m wide curb and gutter to be aligned with the existing curb and gutter along the east and 

west of the proposed development. 
(iv) Relocation, modification, upgrade, or installation of City-owned and third party assets along the southern 

frontage of the development site, including but not limited to bus stops, utility and light poles, pre-ducting, 
fire hydrants, railings and signage, to accommodate the frontage works outlined above. 

(v) Removal of the existing driveway letdown to support the above frontage works. 

Note: A 0.65 m road dedication along the entire Granville Avenue frontage is to be provided to support the 
required frontage improvements. The exact dimensions of the above frontage improvements are to be determined 
as part of the road functional design process and legal surveys at SA stage. 
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II. Water Works 

(i) Using the OCP Model, there is 795.0 Lis of water available at a 20 psi residual at the Granville Ave frontage. 
Based on your proposed development, your site requires a minimum fire flow of 220 Lis. 

(ii) At Applicant's cost, the Applicant is required to: 
(a) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 

calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must 
be signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs. 

(b) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

(c) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter 
box (from the City of Richmond supplementary specifications)+ any appurtenances (for example, the 
bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the 
building permit process (or via the servicing agreement process, if one is required). 

(iii)At Applicant's cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Cut and cap and remove the existing water service connection fronting Granville A venue. 
(c) Install a new water service connection. The tie-in shall be to the existing 300 mm watermain along 

Granville A venue frontage. 

III. Storm Sewer Works 
(i) At Applicant's cost, the Applicant is required to: 

(a) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of 
the servicing agreement design. 

(b) Replace the existing 525 mm storm sewer along the Granville Avenue frontage of the site with a new 600 
mm storm sewer that spans the entire 9511 Granville Avenue frontage. Approximate length of required 
upgrade is 26.0 m. Tie-in the newly proposed storm sewer to manhole STMH107355 and to a newly 
installed manhole fronting the east property line of the site. 

(ii) At Applicant's cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Cut and cap and remove three existing storm service connections and inspection chambers located at the 

frontage along Granville Avenue. Confirm the capacity and condition of the one existing storm 
connection and inspection chamber. Retain the existing connection and inspection chamber if they are in 
good condition and have capacity to service the proposed development. If not install a new storm service 
connection off of the new 600 mm storm sewer along the Granville A venue Frontage, complete with 
inspection chamber to service the site. 

IV. Sanitary Sewer Works 
(i) At Applicant's cost, the Applicant is required to: 

(a) Not start onsite excavation or foundation construction until completion ofrear-yard sanitary works by 
City crews. 

(ii) At Applicant's cost, the City will: 
(a) Complete all tie-ins for the proposed works to existing City infrastructure. 
(b) Install a new sanitary service connection off of the existing 200 mm sanitary sewer along the rear-yard of 

the proposed site, complete with inspection chamber. The tie-in shall be at the West-face of the existing 
manhole SMH50796 at the Northwest comer of 9533 Granville Avenue. 

V. Street Lighting 
(i) At Applicant's cost, the Applicant is required to: 

(a) Review street lighting levels along the road frontage, and upgrade as required. 

VI. General Items 
(i) At Applicant's cost, the Applicant is required to: 

(a) Complete other frontage improvements as per Transportation requirements. 
(b) Coordinate with BC Hydro, Telus and other private communication service providers: 
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• To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
• Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
• To underground overhead service lines. 

( c) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development 
and proposed undergrounding works, and all above ground utility cabinets and kiosks located along the 
development's frontages, within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project's lighting and 
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the 
locations for the aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are 
examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan, the 
servicing agreement drawings, and registered prior to SA design approval: 
• BC Hydro PMT - 4.0 x 5.0 m 
• BC Hydro LPT-3.5 x 3.5 m 
• Street light kiosk 1.5 x 1.5 m 
• Traffic signal kiosk 2.0 x 1.5 m 
• Traffic signal UPS 1.0 x 1.0 m 
• Shaw cable kiosk- 1.0 x 1.0 m 
• Telus FDH cabinet 1.1 x 1.0 m 

(d) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City's 
Engineering Department. 

( e) Coordinate the servicing agreement design for this development with the servicing agreement( s) for the 
adjacent development(s), both existing and in-stream. The developer's civil engineer shall submit a 
signed and sealed letter with each servicing agreement submission confirming that they have coordinated 
with civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent. 
The City will not accept the 1st submission if it is not coordinated with the adjacent developments. The 
coordination letter should cover, but not be limited to, the following: 
• Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and private 

utilities. 
• Pipe sizes, material and slopes. 
• Location of manholes and fire hydrants. 
• Road grades, high points and low points. 
• Alignment of ultimate and interim curbs. 
• Proposed street lights design. 

(f) Enter into, if required, additional legal agreements, as determined via the subject development's Servicing 
Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director 
of Engineering, including, but not limited to, site investigation, testing, monitoring, site preparation, de­
watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other 
activities that may result in settlement, displacement, subsidence, damage or nuisance to City and private 
utility infrastructure. 

5. (Construction Hoarding) Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is 
required to temporarily occupy a public street, the air space above a public street, or any part thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, contact the 
Building Approvals Department at 604-276-4285. 

Note: 

* 

• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenants pursuant to Section 219 of the Land Title Act. 

Initial: ---
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All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

• If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of 
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms 
of minimum lot area, building setback and parking requirements . Please arrange to have the City' s Approving Officer review the 
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements, 
the application should be submitted at least 12 months prior to the expected occupancy of development. 

• If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required. To 
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months 
prior to the expected occupancy of development. 

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

(Signed concurrence on file) 

Signed Date 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

Western Granville Developments Ltd . 

9511 Granville Avenue 

C/O Kelvin W. Leung 
250-8833 Odlin Crescent 
Richmond, BC V6X 3Z7 

No. DP 22-023117 

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

2. This Development Permit applies to and only to those lands shown cross-hatched on the 
attached Schedule "A" and any and all buildings, structures and other development thereon. 

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #22 attached hereto. 

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$219,936.49. to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full . 

7844080 



Development Permit 
No. DP 22-023117 

To the Holder: Western Granville Developments Ltd. 

Property Address: 9511 Granville Avenue 

Address: C/O Kelvin W. Leung 
250-8833 Odlin Crescent 
Richmond, BC V6X 327 

7. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

ISSUED BY THE COUNCIL THE 
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Plan #3 
SITE DATA 
GROSS SITE AREA 2,371 sm 
ROAD DEDICATION (SOVTH) 17 sm 
lAND DEDICATION (NORTH) 392 sm 
I NET SITE AREA 1,962 sm I 

UNIT COUNT 12 UNITS 
DENSITY 50.78 UPH 
GROSS FLOOR AREA 2,156 sm 
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AVERAGE FINISHED 
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"CONVERTIBLE UNIT" FEATURES: 
Convertible unit can accommodate all of the 
Convertible Unit features identified in the 
'Convertible Unit Guidelines for Townhouses'. 

- Entry doors minimum 863 mm dear access. 
Clear floor space min.1220 mm depth by 
door width plus 600mm on latch side. 

- Patio/balcony doors minimum 860 mm clear 
opening. 

- Min. 900 mm wide hallway. 
- Minimum 1 accessible paricing space with 

min. 4m garage width. 
- Access from garage to living area min. 

800 mm clear opening. 
- Toilet clear floor space min. 1020 mm at 

side and front. 
- Wall blocking for future grab bar Installation 

at toilet, tub and shower. 
- 1500 mm turning diameter in the kitchen. 
- Cabinet underneath sink can easiliy removed. 
-All interior thresholds will comply with BC 

Building code. 
- Lever-type handles for all doors. 
- At the top of all stairways, walls are reinforced 

with 2• x 12" solid lumber at 914 mm to centre. 

"AGING-IN-PLACE" 
REQUIREMENTS ON ALL UNITS: 
- Solid blocking In washroom walls for future 

grab-bar installation (beside toilet, bath tub 
and shower} 

- Provision of lever type handles for plumbing 
fixtures and door handles 

- Stairwell handrails 
- Entry doors minimum 855 mm clear opening 

(3'-0" swinging door spec.} 
- Door from garage to living area minimum 

2'-10" (swinging door spec.} 
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TREE 
MANAGEMENT 

PLAN: 

Date: July 23, 2024 Tree Recommended -for Retention: 

Client: Western Granville Tree Recommended X Developments Ltd. for Removal: 

Amendment #2 Project: Multi-family 
Non-Permit Size Tree : NP • 
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NOTES: 
1. Where trees are densely clustered the crown dripline 
may not be shown for some trees to provide legibility. 
2. Trees recommended for retention are illustrated with 
OBH to scale. Multistemmed trees will reflect calculation 
for purposes of establishing cri tical root zone. 
3. Calculations and measurements for Tree Barriers, 
TPZ, CRZ etc, are from the outside trunk of the subject 
tree. 
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TREE 
MANAGEMENT 

PLAN: 
Amendment #2 

Retention & 
Protection 

Date: July 23, 2024 Tree Recommended • for Retention: 

Client: Western Granville Tree Recommended X Developments Ltd . for Removal : 

Project: Multi-family 
Non-Permit Size Tree: NP • 

Residential Crown Dripline 0 for Retain Tree: 

Pmject Add,ess, I 
0 9511 Granville Ave. Crown Dripline 

Richmond , BC for Remove Tree: 

Tree Protection Barrier 
(Delineates Tree Protection Zone) 

Critical Root Zone 

NOTES: 
1. Where trees are densely clustered the crown dripl ine 
may not be shown for some trees to provide legibility. 
2. Trees recommended for retention are illustrated wi th 
DBH to scale. Multistemmed trees will reflect calculation 
for purposes of establi shing critical root zone. 
3. Calculations and measurements for Tree Barriers, 
TPZ, CRZ etc. are from the outside trunk of the subject 
tree. 

>~TREE REMOVALS: 
Tree #721 & 722 to be conducted under Arborisl Supervision. Both stumps to be cut low (not pulled out) 

_ and ground with stump grinding under Arborist Supervision. 

n 

LAN DSCAPING: Fence and/or Retaining Wall 
Within Critica l Root Zone area: Construction/Design to be placed overtop existing grade with no 
excavation. Arborist Supervision of site preparation and installation. 

LANDSCAPI NG: BARK MULCH & Planting Area 
Within 3 feet of Tree #719 and 1 foot of Tree 720 wi ll be Bark Mulch only, placed over 
top landscape fabric for weed control. Depth of Bark Mulch limited to 6 inches. The remainder of the Critical Root Zone can 
be a planting area that can have maximum 5 to 6 inches of soil overlaid existing grade (landscape fabric for weed control). 
Only small growing plants at maturity to be planted. No plants developing continuous coverage. 

LANDSCAPING: Deck Post 
Within Critical Root Zone area: Deck post will not have a significant impact as per the root exploration within planned footing 
area already undertaken - see Addendum to Arborist Report. Arborist Supervision of all site prep and installation for deck post. 

GENERAL ARBORIST NOTES 

ARBORIST SUPERVISION: 
Of all excavation or any other in ground works inside the Tree Barriers and within 6 
feet of the outside of the Barriers. This includes any site prep work for Landscaping. 

TREE BARRIERS: 
To remain in place unti l construction is complete and the city has approved their 
removal. Exception is Temporary Excavation Barrier for canti levered slab area in Tree 
Protection Zone for Tree #713 (see notes below). 

DEMOLITION: 
Where Tree Barriers cannot be constructed prior to Demolition , Arborist Supervision 
will be conducted of any Demo works until al l Tree Barriers have been installed . 

SITE DRAINAGE & SERVICING 
No plans available at the time of this report. Al l in ground site drainage should be 
outside of the Tree Protection Zones. Services shou ld be outside Tree Protection 
Zones wherever possible and if cannot be avoided, these plans should be provided to 
the project Arborist for review and comment to be incorporated into the alignment and 
insta llation. 

LANDSCAPING: FENCE 

C \ O 
l,.J 

3 

0 

LI 
oy 

Concrete Sidewol 

Fence post has been removed from the Critical Root Zone. Al l works wi th in TPZ to be under Arborisl Supervision. 
BC HYDRO LPT 
Relocated to outside and well clear of TPZ. 
EXISTING SERVICE INFRASTRUCTURE 
Existing IC close to the tree will be removed under Arborist Supervision and any infrastructure in ground should be left in 
place where possible. 

> I VERY LIMITED WORK SPACE: Feasibili ty to be verified by bui lder 
_ "( Once the Temporary Excavation Tree Barrier is removed (see note below), the primary Tree Barrier wi ll remain throughout 

construction and is only 2 ~ feet from the outside wall of the building. For this plan to be successful, the fact that there is only 
a narrow walking space for this section must be incorporated into the conslruction plans including all outside wall works. It 
appears possible, but should be verified by the builder, that lift access from north and south of the Barrier section can achieve 
requi red works. Or scaffolding that accommodates the retention of the Tree Barrier and TPZ wi thin. 

- \ , 3- 1 ~ TEMPORARY EXCAVATIO N TREE BARRIER 

1v 
1,,,· 

Temporary Tree Barrier is in place for construction of foundation wa ll adjacent to the canti levered slab. Arborist Supervision 
of site prep and foundation install for foundation wall and works for cantilever construction. This Tree Barrier 
section to be in place until building foundation excavation is comple ted and Arborist summary report is reviewed and 
approved by the city. 

CANTILEVERED SLAB AREA 
To mitigate impact to the critical root zone of Tree #713, the building has been redesigned in this area to reduce 
excavation requirements for the outer foundation wall. Grading change will be required within the slab area but 
limited to 8 inches depth below existing grade. 

CROWN REMOVAL 
With the close proximity of the building outer wall to the tree, a relatively large portion of the crown will require 
removal. The final retained crown should be sufficient for maintaining reasonably good health of the tree. 
Pruning to be conducted or supervised by the project Arborist with the 1st Pass completed in conjunction with 
land clearing works to ensure sufficient clearance from subsequent, initial construction works. A 2nd Pass will 
be carried out as the building is constructed (i.e. from the second and/or third floors) to faci litate pruning that meets 
minimal removal required while providing sufficient building clearance. 

LANDSCAPIN G: BARK MULC H & Planti ng Area 
Within 4 feet of Tree #713 will be Bark Mulch only, placed at a max depth of 6 inches over top existing grade on landscape 
fabric for weed control. Throughout remainder of Critical Root Zone, so il can be overlaid the existing grade, on top of 
landscape fabric for weed control. This planting area should be for smaller growing plants only, without developing 
continuous coverage. 
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Section View of cantilevered slab over critical root zone of Tree #713 

Pacific Sun Tree Services 

Amendment #2: July 23, 2024 
Amendment #1: February 28, 2024 

Original Report: August 11, 2022 
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WALL MOUNTED 
AREA LIGHT 

-,----::::;;;;;;aai(,Ja-;;;;:::--f-1-t--tt--t-lHt-1 ADJACENT TO 
ENTRY (TYP.) 

WALL MOUNTED 

=i----+--!+---+- DOWN UC HT 
PROVIDES LIGHT 
TO PARKING 

WALL MOUNTED 
DOWN LIGHT ABOVE 

--'tARAGE ENTRY {TYP.) 

WALL MOUNTED 
DOWN LICHT ABOVE WALL MOUNTED 
GARAGE ENTRY ITYP.) OWN LIGHT ABOVE 

WALL MOUNTED 
REA LIGHT 
DJACENTTO 
NTRY (TYP.) 

C RAGE ENTRY (TYP.) 

LIGHTING STRATEGY 

LIGHTING IS PROVIDED AT KEY LOCATIONS AROUND THE SITE IN ORDER TO 
PROMOTE SAFETY AND MOBILITY. LIGHTING IS LOCATED AT BUILDING ENTRIES 
(BOTH PEDESTRIAN AND VEHICULAR). IT IS ALSO PROVIDED ADJACENT TO 
PARKING LOCATIONS, THE PLAYGROUND, AND SIDE YARDS. ALL LIGHTING WILL 
BE SHIELDED TO DIRECT LIGHT TO DESIRED LOCATIONS ONLY, RESPECTING 
NEIGHBOURS AND THE DARK SKIES POLICY. GIVEN THE PROXIMITY OF BUILDING 
FACADES TO ALL LANDSCAPE AREAS, THE LANDSCAPE WILL BE LIT BY BUILDING 
MOUNTED LIGHTS, THE ONLY EXCEPTION BEING LIGHTING MOUNTED IN THE 
ADULT SEATING AREA ADJACENT TO THE PLAYGROUND AND THE INSET 
PATHWAY LIGHTS AT THE FRONT ENTRY GATES. 
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DRAWING LIST 

L0-01 NOTES AND KEYS 

L1 -01 AREAS PLAN 

L1 -02 LANDSCAPE CONTEXT 

L2-01 HARD LANDSCAPE PLAN 

L2-02 LIGHTING PLAN 

L3-01 GRADING PLAN 

L4-01 PLANTING PLAN 

LS-01 SOFT LANDSCAPE DETAILS 

LS-02 HARO LANDSCAPE DETAILS 
~ 

LS-03 HARD LANDSCAPE DETAILS 

LS-04 HARD LANDSCAPE DETAILS 

LS-05 HARD LANDSCAPE DETAILS 
f.)-

TREES CONIFEROUS SHRUBS VINES ., .... 
!ah ?---·:·~ 

I I 

rv 

0 

Chamaecyparis obtusa 'Graci l is' Ginkgo biloba 'Goldspire' Pinus mugo mughus Hyd rangea petiolaris 

GRASSES 

Pkea omorika Taxus x media 'Hicksii' 

BROADLEAF EVERGREEN SHRUBS 
Penn isetum rubrum 

Azalea japonlca 'Hino Crimson' Euonymus j.'Aureomarginatus ' Cault heria shallo n 

Lavandula angust ifolia Prunus I. 'Otto Luyken' Rhododendron 'Vu lcan' Vaccinium ovatum 

DECIDUOUS SHRUBS GROUND COVER FERNS 

Cornus sto lonifera Ribes s. 'King Edward VII' Rubus calycino ides Polyst ichum munitum 

January 8, 2025 

PLANT LIST 
TREES 

CODE QTY SCIENTIFIC NAME COMMON NAME SIZE 

co 6 Chamaecyparis obt usa 'Grac ilis' Slender Hinoki False Cypress 4.0 m ht . 

GB 12 Ginkgo biloba 'Goldsp ire' Goldspire Ginkgo 8cm cat. 

PO 3 Picea omorika Serb ian Spruce 4.0 m ht . 

CONIFEROUS SHRUBS 

ODE QTY SCIENTIFIC NAME COMMON NAME SIZE 

prr 34 Pinus mugo mughus Mugo Pine #S pot 

t m 66 Tax us x media 'Hicksii' Hick's Yew 1.2m 

BROADLEAF EVERGREEN SHRUBS 

ODE QTY SCIENTIFIC NAME COMMON NAME SIZE 

ah 21 Azalea japonica 'Hino Crimson' Crimson Japanese Aza lea #2 pot 

eo 19 Euonymus aureomarg inatus Golden Euonymus #2 pot 

gs S9 Gau1theria shallon Salal #1 pot 

la 23 Lavandula angustifo lla En glish Lavender # 1 pot 

p l 38 Prunus L 'Otto Luyken' Otto Luyken Laurel # 2 pot 

rv 2 1 Rhododendron 'Vu lcan' Vulcan Rhododendron #2 pot 

VO 87 Vaccin ium ovatum 'Thunderbirc ' Evergreen Huck leberry # 2 pot 

DECIDUOUS SHRUBS 

COMMON NAME SIZE 

Cornus stolonifera Redrwi g Dogwood # 1 pot 

6 Ribe s s. 'Ki ng Edward VII' King Edward VII Currant # 1 pot 

GRASSES 

OD QTY SCIENTIFIC NAME COMMON NAME SIZE 

11 o Penn isetum rubrum Purp le Fountain Grass #1 pot 

FERNS 

OD QTY SCIENTIFIC NAME COMMON NAME SIZE 

pm 34 Polyst ichu m munitum Swordfern # 1 pot 

VINES 

OD QTY SCIENTIFIC NAME COMMON NAME SIZE 

hp 2 Hydrangea petiolaris Climbing Hydrangea # 2 pot 

GROUND COVERS 

GENERAL NOTES 

COMMENTS 
I 50cm STD - Dense T ight Habil 
B&B min. 50cm root ball dia. 

I 50cm STD - B&B w / bi!.sket 
min. 50cm root bi!.II d ii!.. 

Dense Tight Hi1.bi1 
B&B min. 50cm root bi!.II di i!.. 

COMMENTS 
min.30cm sprud 
min. 20cmheight 

min.30cm sprud 

COMMENTS 
min.20cmheight 

min. 20cm height 

min.20cm height 

min.30cm height 

mln. 4Scmheig ht 

mln. 4Scmheig ht 

mln.60cm height 

COMMENTS 
min. SOcm hei9h1 
heavy 

min. 40cmheight 

COMMENTS 

COMMENTS 
min.2 Scmheight 

COMMENTS 
min.30cm height 
huvy 

1. COMPLIANCE, GOVERNMENT - ALL WORK SHALL BE COMPLETED TO THE SATISFACTION OF THE CI TY OF 
RICHMOND AND SHALL COMPLY WITH ALL STANDARDS AND REGULATIONS OF THE SAM E. CONTRACTORS 
SHALL ENSURE COMPLIANCE OF ALL WORK PRIOR TO INSTALLATION. 

2. COMPLIANCE, BCNTA/BCSLA - ALL MATERIAL, SHIPPING PROCEDURES, AND INSTALLATION OF LANDSCAPE 
ELEMENTS SHALL CONFORM TO LATEST EDITION OF BCNTA/BCSLA LANDSCAPE STANDARD AVAILABLE AT 
COMMENCEMENT OF WORK. 

3. COMPLIANCE, MMCD - All WORKS SHALL CONFORM TO THE LATEST MMCD DETAILS AND SPECIFICATIONS 
AVAILABLE AT COMMENCEMENT OF WORK WHERE NO SPECIFIC DETAJL, NOTE OR SPECIFICATION IS 
PROVIDED IN THE DRA\MNG SET OR ATTACHED MATERIALS. 

4. EXIST ING SERVICES - REFER TO ENGINEERING DRAWINGS FOR LOCATIONS OF ALL BURIED SERVICES. 
CONTRACTOR IS RESPONSIBLE FOR OBTAINING ANO PAYING FOR ALL UTILITIES LOCATIONS AND ANY ANO ALL 
COSTS WHICH ARISE FROM DAMAGE TO SERVICES CAUSED BY ANY ACT OR FAILURE TO ACT OF THE 
CONTRACTOR. 

S. COORDINATION - THESE DRAWINGS SHALL BE TAKEN TO BE PART OF THE LARGER SIT OF DRAWINGS ANO 
SPECIFICATIONS, WH ITHER DIRECTLY ATTACHED OR NOT, ISSUED FOR THE CONSTRUCTION OF T HE 
ASSOCIATED BOULEVARD WORKS. TH ESE DRAWINGS SHALL BE READ IN CONCERT WITH SUCH DOCUMENTATION 
AND, WHERE CONFLICTS ARISE, THE CONTRACTOR SHALL IMMEDIATELY REPORT SUCH CONFLICTS TO THE 
LANDSCAPE ARCHITECT. THE WORK IS TO BE DON E IN COORDINATION WITH THE CONTRACTOR OR 
CONT RACTORS ENGAGED IN CONSTRUCTION OF SUCH ADJACENT WORKS. 

6. CONCRETE, FORMS - THE CONTRACTOR SHALL COMPARE DIMENSIONS PROVIDED WITH SITE CONDITIONS 
AND IMMEDIATELY REPORT ANY DISCREPANCIES TO THE LANDSCAPE ARCHITECT AND THE ENGINEER. 
ONCE COMPLETED THE CONTRACTOR SHALL CALL FOR INSPECTION OF THE FORMS PRIOR TO PLACING 
STEEL REINFORCEMENT. CONTACT LANDSCAPE ARCHITECT A MINIMUM OF 48 HOURS PRIOR TO DESIRED 
INSPECTION TIME. 

7. CONCRETE, REINFORCEMENT - ALL CONCRETE REINFORCEMENT SHALL BE INSPECTED AND APPROVED 
BY THE STRUCTURAL ENGINEER PRIOR TO POURING OF CONCRETE. CONTACT STRUCTURAL ENGINEER A 
MINIMUM OF 48 HOURS PRIOR TO DESIRED INSPECTION TIME. 

8. GRADING, GENERAL - THE CONTRACTOR SHALL ESTABLISH GRADES SUCH THAT THERE IS, IN All AREAS, 
POSITIVE DRAINAGE TO AN ADJACENT DRAIN. MINIMUM SLOPES SHALL BE AS FOLLOWS: 

PEDESTRIAN PAVED AREAS 1% 
VEHICULAR PAVED AREAS 1% 
LAWN AREAS 2% 
PLANTED BEDS 5% 

Plan #16 

MATURE SIZE SPACING 
6mhelght 

as s hown 2m spread 

6.0m height 
as show n 2.0mwldth 

lBmhelght 
as show n 6m sprud 

MATURE SIZE SPACING 
300cmheight 

as shown SOOcm spru.d 

IScmheight 75cm 
120cm sprud 

MATURE SIZE SPACING 
100cm heigh! 
120cm wid1h 60cm 

120cmheight 7Scm l SOcm spru.d 

100cm height 
120cm spreil.d 

6Scm 

60cmhelght 7Scm 
75cm spreil.d 

lSOcmheight 60cm 
300cm spre il.d 

150cmheight 7Scm 
200cm sprud 

l BOcmheight 7Scm 190cm sprud 

MATURE SIZE SPACING 
300cm hei9h1 90cm 
200cm sprud 

240cmheigh1 7Scm 
120cm sprud 

MATURE SIZE SPACING 
lOOcmhelghl 4Scm 60cm spread 

MATURE SIZE SPACING 
lOOcmhelght 60cm 
l OOcm spread 

MATURE SIZE SPACING 
500cm height as shown 200cm sprf!il.d 

MATURE SIZE SPACING 
10cmhelght 30cm 60cm spr f!il.d 

30cm 

9. GRADING, ALLOWANCES AND TOPSOIL PLACEMENT - OVERALL DEPTH OF PLANTING MEDIUM AFTER 
SETTLEMENT SHALL BE: 

GRASS AREAS 
SHRUB BEDS 
GROUND COVER AREAS 
TREES 

150 MM 
450 MM 
300 MM 
600 MM NOTE: MIN. 1 Om3 PER TREE 

N.B.ALL SOIL SHALL BE TESTED NOT MORE THAN 14 DAYS PRIOR TO INSTALLATION ON SITE. TESTING SHALL 
BE SPECIFIC TO THIS WORK. CONTRACTOR SHALL AMEND THE SOIL ACCORDING TO THE 
RECOMMENDATIONS OF THE SOILS TESTING LAB. 

10. GRADING, BUILDING FINISHED FLOOR & CORNER ELEVATIONS - SEE ARCHITECTURAL DRAVVINGS. 

11 . PLANT MATERIAL, QUANTITIES - CONTRACTOR SHALL CONFIRM All PLANT MATERIAL QUANTITIES. ANY 
DISCREPANCIES BETWEEN THE PLANT LIST AND THE DRAWING SHALL BE REPORTED TO THE CONSULTANT. 
IN CASE OF DISCREPANCY CONTRACTOR SHALL INSTALL PLANT MATERIAL AS PER DRAVVING. IN 
CIRCUMSTANCES WHERE THERE IS A DISCREPANCY BETWEEN GROUND COVER QUANTITY AND SPACING 
THE SPACING REQUIREMENT WILL PREVAJ L. 

12. PLANT MATERIAL, SUBSTITUTIONS - NO SUBSTITUTIONS TO PLANT LIST SHALL BE MADE BY 
CONTRACTOR VVI THOUT PRIOR 1/v'RITTEN AUTHORIZATION FROM CONSULTANT. 

13. PLANT MATERIAL, HEALTH - ALL PLANT MATERIALS MUST BE DISEASE FREE FROM CERTIF IED NURSERIES. 

14. MULCH - PLANTING AREAS SHALL BE MULCHED WITH 50 MM OF HEM / FIR BARK MULCH. THE USE OF CEDAR 
MULCH OR ANY MIX CONTAINING CEDAR IS NOT PERMITTED. 

l S. IRRIGATION - THE CONTRACTOR SHALL PROVIDE A DESIGN/ BUILD IRRIGATION SYSTEM WITH COVERAGE 
FOR ALL PORTIONS OF THE LIVING LANDSCAPE. A DESIGN SHALL BE PRESENTED TO TH E LANDSCAPE ARCHITECT 
FOR APPROVAL 14 DAYS BEFORE COMMENCING INSTALLATION OF SAID SYSTEM . 

16. MAINTENANCE, PERMEABLE PAVING - MAINTAIN PERMEABLE PAVING AREAS SO AS TO ENSURE THAT WATER 
INFILTRATES FREELY. REMOVE DEBRIS LIKE LEAVES, T RASH, AND GRASS CLIPPINGS ON A WEEKLY BASIS. VACUUM 
OR SWEEP THE SURFACE TO PREVENT CLOGS. PRESSURE WASH THE SURFACE ANNUALLY TO REHABILITATE THE 
PORE STRUCTURE AS REQUIRED TO ENSURE ONGOING INFILTRATION. 

..__ _____________________________________________________________________________________________________ _ 

DATE ISSUED FOR REV 
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2024-03-20 D.P. C 
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All d imens ions shall be con f irmed on site and 
d iscrepancies re ported immed iate ly. Requ ired 
setbacks shal l govern in al l cases. 
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CB 12 Ginkgo biloba 'Goldspire' tm 66 Taxus x media 'Hicksii' 

January 8, 2025 Plan #17 

MATCH LINE 

pl 38 

gs S9 Gaultheria shallon 21 Rhododendron 'Vulcan' 

vo 87 Vaccinium ovatum 'Thunderbir 1- '---/ PO Picea omorika ah 21 Azaleajaponica 'Hino Crimson' la 23 lavandula angustifolia 
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MIN. 450 mm BAc·- OF 
PLANTING BED EDGE 

CONIFEROUS OR DECIDUOUS SHRUB 

SOIL LEVEL: 
TO BE SLIGHTL' HIGHER 
THAN SURROUNDING GRADE 
TO ALLOW FOR SAC FILL SETTLING. 

c, I 

A,!,'s----- 75mm MIN. DEPTH BAR MULCH OR APPROVED 
E UAL. TAPER MULCH TO BASE OF SHRUB. 

REESTABLISH AN DAMAGED SEED/ SOD. 

REMOVE CONTAINER AND LOOSEN ROOTS OF 
POTBOUND PLANTS 8 SCORING OR PULLING. 

450mm MIN. DEPTH L/GHTL COMPACTED TOPSOIL 
REFER TO TOP SOIL SPECS. 

"r''-'""""'7'-- UNDISTURBED NATIVE SOIL 

~ SHRUB PLANTING 
LS-01 N.T.S. 

~ 

SINGLE LEADER 

EVERGREEN 
CONIFEROUS 

(unless multistem species is specified) 

DETAIL n.t.s. 

)/ PREVALING 
~\\IND 

STA_-ING PLAN n.t.s. 
(optional) 

TAMP TOP SOIL AROUND ROOTBALL 
BASE FIRML WITH FOOT PRESSURE 

SO THAT ROOT BALL DOES NOT SHIFT. 

BROADLEAF 
DECIDUOUS 

Less than 100mm caliper 

~",);~~~~~--- PRUNE ONL DEAD, BRO.EN, OR DISEASED TREE 
LIMBS TO MAINTAIN NATURAL FORM OF TREE. 

d/,"""½:~~-'-"'------- NEW 2 PLC 112mm, REINFORCED BLAC: RUBBER 
HOSE OR APPROVED E. UAL. POSITIONEDAPPRO 
3/5 HT. FOR ALL TREES. WIRE DOES NOT GO 
AROUND TREE. 

~---- GALVANIZED GUL WIRE No. 11 MIN. POSITIONED 
ABOVE FIRST STRONG BRANCHES. 

USE THREE (3) 50mm :_ 50mm _ 2500mm LNG. 
STUDDED HEAV. WEIGHT T-POSTS (7.5 POUND). ALL 
E_ POSED PORTIONS OF TREE STA _E TO BE FREE 
OF RUST AND PRIMED. TREE STA=-_E SET MIN. 900mm 
INTO UNDISTURBED SOIL WI ONE ON SIDE OF 
PREVAILING WlNDS. STA ES ARE TO BE REMOVED 
AFTER ONE GROWING SEASON. 

~----<+---- 75mm MIN. DEPTH BAR_ MULCH OR APPROVED 
E - UAL OVER E --posED ROOTBALL. TAPER MULCH 
TO BASE OF TREE. MULCH STARTING 50mm FROM 
ROOT FLARE (TRUN· ) & E· TENDING THE HOLE. 

SPADE CUT EDGE 

SLOPE TOPSOIL FROM ROOT BALL 
TO EDGE OF HOLE TO FORM WELL. 
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DO NOT ALLOW AIR POC ETS TO 
FORM WHEN BAC- FILLING. 3X ROOT BALL DIAMETER 

~ TREE PLANTING 
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SECTION THROUGH SOD 

FLUSH WITH CURBS 
(IF APPLICABLE) 

SOD TO BE LAID CLOSEL _ PAC._ ED TOGETHER, 
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FULL ROW OF SOD TO BE 
USED FOR PERIMETER 
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PLAN VIEW OF SOD LA OUT AND EDGING 
NOTTO SCALE 

~ SOD PLANTING 
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FLUSH WITH PAVED AREA 
(IF APPLICABLE) 
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BENCH (TYP.) 
MODEL: QUEEN CHARLOTTE 
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12mm GALV. STEEL CARRIAGE BOLT 
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COLOUR: BLACK 
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Plan #19 

EXPANSION JOINT TO BE FILLED w/ BITUMJOUS FIBRE BOARD PROVIDE 
EXPANSION JOINTS@ 6000mm O.C. & ADJACENT TO ALL 
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NILEX 45 l O OR EQUIVOLENT 

PERMEABLE CONCRETE UNIT PAYERS 
MANUF.: BELGARD 
TYPE: AQUILINE 
PATTERN: HERRINGBONE 
COLOUR: SEE LAYOUT PLAN 

5mm CLEAR CRUSH OPEN GRADED 
BEDDING COURSE@ 50mm DEPTH 

Q BICYCLE RACK 
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PLAN VIEW 

2SOO - 3000 TYP. l 50 x 150 POST w/ 2Sx2S CHAMFER 

LS-02 
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VEHICULAR PERMEABLE PAVING 
SCALE l :20 

PVC EDGE RETAINER STRIP 
w/ ANCHOR SPIKES 

PERMEABLE CONCRETE UNIT PAVERS 
MANUF.: BELGARD 
TYPE: AQUILINE 
PATTERN: HERRINGBONE 
COLOUR: SEE LAYOUT PLAN 

5mm CLEAR CRUSH OPEN GRADED 
BEDDING COURSE@ 50mm DEPTH 
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WOODEN POST CAPS 

3/8" X 5" CALV. STEEL BOLTS (COUNTERSUNK) 

1 SO x 150 P/T HEM/FIR POST 

BACKFILL w/ 19mm MINUS GRANULAR 
BASE COMPACTED TO 95% MPD 

SOxl 50 PJT HEM/FIR TOP RAIL 

25x1 50 P/T HEM/FIR RETAINER (PUBLIC SIDE) 
25xl 50 P/T HEM/FIR RAIL (PRIVATE SIDE) 

25xl 00 P/T HEM/FIR RAIL (PUBLIC SIDE) 
25xl 00 P/T HEM/FIR RAIL (PRIVATE SIDE) 
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ORNAMENTAL DRY SWALE 
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SCALE l :20 

NOTES: 

1. ALL PORTIONS OF FENCE, INCLUDING FOUNDATIONS, 
TO BE WITHIN PRIVATE PROPERTY. 

2. ALL TIMBER SHALL BE WESTERN RED CEDAR OR 
PRESSURE TREATED HEM I FIR AS NOTED. All 
TIMBER TO BE STANDARD OR BETTER AND FREE OF 
CHECKS, SPLITS, WARPS OR OPEN KNOTS. 

3. SET FENCE POSTS IN CONCRETE FOOTING WITH MIN. 
OF 1 /3 POST LENGTH. 

4. POST HOLES TO HAVE 400mm DIA. 
S. ENTRY TO BE OUT-SWING GATE COMPLETE WITH 

LATCH. 
6. ALL HARDWARE AND METAL FIXTURES TO BE HOT 

DIPPED GALVANIZED. 
7. FENCE TO BE UNSTAINED/UNPAINTED. 

4 x l 0mm DIA. CALV. 

MASSED SHRUB PLANTINGS 
ON BOTH SIDES OF CHANNEL 
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20mm MINUS CLEAR CRUSH 
GRAVEL BASE -100mm DEPTH 
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SIZE: 457 x 457 (18" x 18") PLAN VIEW 
FINISH GRADE 

C.I.P. CONC. FOUNDATION 

WASHERS & NUTS 

HEAVY GRADE CALV. 
STEEL POST SHOE 

C.I.P. CONCRETE 
WALL AS PER ENG. 

C.I.P. CONCRETE 
-;-------- FOUNDATION 
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f" MINUS COMPACTED 
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UNDISTURBED OR COMPACTED SUBGRADE TO 
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LS-03 SCALE 1 :20 
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1----------~"1 Ee TENDED LENGTH MA­
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SITE OR SEISMIC CONDITIONS 
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LS-03 SCALE 1 :20 
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610 1200 
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~ NRO520 - FOREST LAKE BOAT w/o FLOOR Gw NROl 12 - FOREST BUG SPRINGER 
LS-04 SCALE uo 
'---/ 

Gw NROSl 3 - GAS STATION w/ 2 PUMPS 
LS-04 SCALE uo 
'---/ 

102xl02X MW13.3/MW13.3 
SHOCK ABSORBENT SURFACE 
AS PER MANUFACTURER'S SPEC. 

EXPANSION JOINT (TYP.) 

LS-04 SCALE 1,20 

'---/ 

C.I.P. CONCRETE BASE ZIP sg IP@ 1 500mm O.C. 

150mm DEPTH 20mm MINUS CRUSH 
GRAVEL COMPACTED TO 95% SPD 
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UNDISTURBED OR COMPACTED SUBGRADE TO 
95% STANDARD PROCTOR DENSITY 
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50x200mm CEDAR HAND RAIL 

SITE BENCH (TYP.) 
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