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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, June 29, 2016 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on June 15, 
2016. 

  

 
1. Development Permit 15-703204 

 (REDMS No. 5020234) 

 APPLICANT: Matthew Cheng Architect Inc. 

 PROPERTY LOCATION: 7751 Heather Street 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of five (5) townhouses at 7751 Heather Street on a site 
zoned “High Density Townhouses (RTH2)”; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

  (a) Allow one (1) of the required resident vehicle parking spaces to be a small 
parking space. 
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2. 

2. Development Permit 15-716268 
(REDMS No. 5036252 v. 3) 

 APPLICANT: Oris Developments (Hamilton) Corp. 

 PROPERTY LOCATION: 23241, 23281 and part of 23301 Gilley Road, and part of 
23060 and 23000 Westminster Highway 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit: 

 1. The construction of a 69-unit mixed use building on 23241, 23281 and part of 
23301Gilley Road, and part of 23060 and 23000 Westminster Highway on a site 
zoned "Residential/Limited Commercial (ZMU29) – Neighbourhood Village 
Centre (Hamilton)”; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500 to relax the requirement for 
one (1) on-site, medium size loading space. 

  

 
3. Development Permit 15-716274 

(REDMS No. 5024605 v. 2) 

 APPLICANT: Oris Developments (Hamilton) Corp. 

 PROPERTY LOCATION: Parts of 23241 and 23281 Gilley Road, and part of 23060, 
23066, 23080, and part of 23100 Westminster Highway 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a 130-unit seniors housing building on parts of 23241 
and 23281 Gilley Road, and part of 23060, 23066, 23080, and part of 23100 
Westminster Highway on a site zoned "Low Rise Apartment (ZLR27) – 
Neighbourhood Village Centre (Hamilton)”; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

  (a) Increase the maximum permitted height from 17.0 m (55.77 ft.) to 17.6 m 
(57.77 ft.) for an architectural feature on the north elevation of the building; 

  (b) Increase the maximum permitted projection into the north setback from 0.60 
m (2.0 ft.) to 1.07 m (3.5 ft.) for an architectural feature on the north 
elevation of the building; and 
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3. 

  (c) Reduce the south interior side yard setback for a garden shed from 3.0 m 
(9.8 ft.) to 0.30 m (1.0 ft.). 

  

 
4. New Business 

 
5. Date of Next Meeting: July 13, 2016 

 
6. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, June 15, 2016 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Robert Gonzalez, General Manager, Engineering and Public Works 

The meeting was called to order at 3:32p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on May 11, 
2016, be adopted. 

CARRIED 

The Chair noted that due to lack of public notification by the applicant prior to the June 
15, 2016 Development Permit Panel meeting, Item 2-Development Variance Permit 15-
717 4 79 (Applicant: Su Wang; Property Location: 10691 Broomfield Place) will be deleted 
from the agenda. 

It was moved and seconded 
That Development Variance Permit 15-717479 be removed from the agenda of the June 
15, 2016 Development Permit Panel meeting and referred back to staff. 

CARRIED 

1. Development Permit 14-662341 

5042232 

(File Ref. No.: DP 14-662341) (REDMS No. 4984962) 

APPLICANT: 

PROPERTY LOCATION: 

Hollybridge Limited Partnership (lntracorp) 

6900 Pearson Way · 

1. 
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Development Permit Panel 
VVednesday,June15,2016 

INTENT OF PERMIT: 

1. Permit the construction of the second phase of a two-phase, high-rise, mixed use 
development comprised of 300 dwellings (including 31 affordable housing units) 
and 6,657.0 m2 (71 ,655 ft2) of retail, restaurant, and office uses at 6900 Pearson 
Way on a site zoned "Residential/Limited Commercial (RCL3)". 

Applicant's Comments 

David Jacobson, Intracorp, 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 and highlighted the following: 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 
• 

• 

• 

the project is the second phase in a two-phase mixed-use project in the City Centre's 
Oval Village Neighbourhood; 

the project provides 300 residential dwellings, including 269 market units in two 
towers, a mid-rise building and townhouses and 31 affordable housing units in a 
stand-alone building; 

the south side of the subject development responds to the future redevelopment of 
the City-owned Richmond Winter Club; 

the project provides 38,000 square feet of ground-oriented new retail space, 542 
parking spaces and electric vehicle (EV) charging equipment; 

potential uses for the large, contiguous retail spaces could include restaurants, 
medical and dental clinics, and institutional uses such as banks; 

35,000 square feet of above-grade office space is provided for potential medical, 
dental and other uses; 

two extra larger affordable housing units have been provided in addition to the 
number of affordable housing units originally proposed at rezoning without 
increasing the affordable housing building's footprint; 

the affordable housing units have been designed in partnership with a non-profit 
entity who will own and operate the units; 

20 percent of the total Phase 2 residential units, including all 31 affordable housing 
units meet the Basic Universal Housing (BUH) design standards; 

significant frontage improvements include the realignment ofHollybridge Way; 

the podium rooftop outdoor residential amenity space is intended for shared use by 
market and affordable housing residents; 

combined total area of outdoor amenity spaces is approximately 30 percent larger 
than the minimum Official Community Plan (OCP) requirement; 

indoor amenity spaces with varied uses provided in the project exceed the OCP 
minimum requirement by 70 percent; 

2. 
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Development Permit Panel 
VVednesday,June15,2016 

• two visitor/guest suites for short-term use by residents' friends and family are 
proposed to be included in the indoor amenity spaces; 

• high-quality building materials for the two towers and mid-rise buildings fit well 
with the neighbourhood; 

• the two towers look different from each other; the east tower has a horizontal 
expression with an earthier colour palette while the west tower emphasizes its 
verticality and has a cool, green marina architectural expression; 

• the south face of the west tower with an elegant, curving screen wall provides an 
anchor point and a "gateway" feel; and 

• the developer of the subject development has proposed a total cash contribution of 
approximately $1.5 million for community amenities, i.e., for child care, public art 
and community planning. 

Panel Discussion 

In response to queries from the Panel regarding the proposed treatment of various building 
entrances for retail, office spaces, restaurant, market and affordable residential housing 
units, Mr. Jacobson and Jeffrey Mok, IBI/HB Architects, noted that (i) the proposed 
treatments to the various building entrances are cohesive yet distinct, using signage and 
materials, to assist in wayfinding, (ii) the two entries to market residential housing units 
have water features, (iii) the entry to the affordable housing units will have similar 
external designs as the market housing entries but are more modest in terms of size, and 
(iv) the applicant will consider the recommendation of the potential operator of the 
affordable housing building regarding the interior material treatment of the affordable 
housing lobby, taking into consideration the operating cost. 

In response queries from the Panel regarding the proposed features and amenities for the 
affordable housing units, Mr. Jacobson stated that (i) the proposed affordable housing 
indoor amenity room will use acoustical materials for noise control in consideration of the 
adjacent affordable housing unit, (ii) tenants of affordable housing units will have their 
own indoor amenity spaces and have access to the entire podium rooftop outdoor amenity 
space and children's playground, (iii) the proposed indoor amenity space to be provided 
for affordable housing units is about 30 percent in excess of the OCP's minimum 
requirement, and (iv) the potential operator for the affordable housing units has advised 
the proposed indoor amenity space provided is sized appropriately. 

In response to a query from the Panel, Mr. Craig confirmed that (i) the proposed stand­
alone affordable housing building predated Council's direction for affordable housing 
units to be dispersed throughout a proposed development, (ii) the subject development 
was the last development in the City to provide a consolidated affordable housing building 
as part of a market residential development, and (iii) the proposal for the indoor amenity 
spaces for affordable housing was communicated to Council at rezoning. 

3. 
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Development Permit Panel 
VVednesday,June15,2016 

Robert Brown, Catalyst Community Development, stated that (i) as future operator of the 
affordable housing building, operating cost is an important consideration as it impacts on 
the rental rates of affordable housing units, (ii) the operator is responsible for maintaining 
the indoor amenity for affordable housing, and (iii) the operator is comfortable with the 
proposed size of the indoor amenity spaces for affordable housing tenants and their access 
to the rooftop outdoor amenity spaces. 

Mr. Brown added that based on their experience, affordable housing units dispersed 
throughout the development have higher maintenance costs, thus have a higher operating 
cost compared to affordable housing units contained in one building. 

The Panel noted that Council's current policy on affordable housing is to allow affordable 
housing residents to use the development's indoor and outdoor amenity areas without 
passing on the operating cost to them. 

In response to a query from the Panel, Mr. Jacobson and Mr. Mok noted that (i) retail 
spaces might either be consolidated or subdivided by future tenants, (ii) subject to a 
building permit, an additional elevator may be introduced in the future to access some 
office spaces, and (iii) the slopes in the underground parkade are designed to be 
accessible. 

Staff Comments 

Wayne Craig, Director, Development, noted that the proposed development (i) will be 
connected to the District Energy Utility (DEU) facility, (ii) will provide significant 
electric vehicle charging equipment, (iii) will meet the City's aircraft noise standards in 
terms of the building acoustical design requirements, (iv) will provide 60 Basic Universal 
Housing units, and (v) has extensive green roofs on portions of the site. 

Panel Discussion 

In response to a query from the Panel, Mr. Jacobson confirmed that one 2-bedroom unit 
and one 3-bedroom unit have been added to the original number of affordable housing 
units proposed at rezoning, bringing the total to 31. 

Correspondence 

Christy Ji, 201-6971 Elmbridge Way (Schedule 2) 

Anonymous Resident, 6200 River Road (Schedule 3) 

TingTing (KiKi) Zhan, 6200 River Road (Schedule 4) 

Wang Shi Hwai, no address stated (Schedule 5) 

Mr. Craig noted that two letters expressed support for the project while the other two 
expressed concerns regarding (i) potential increase in traffic and congestion in the area 
and (ii) noise during construction of the project. 

4. 



Development Permit Panel 
VVednesday,June15,2016 

In response to a query from the Panel, Mr. Craig confirmed that (i) Transportation 
Department has reviewed the project and noted its compliance with all City Bylaws, (ii) a 
Construction and Traffic Management Plan will be submitted by the applicant prior to 
Building Permit issuance, (iii) some of the road improvements in the area are tied to Phase 
1 which is currently under construction, and (iv) the project will be subject to the City's 
construction noise requirements. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would: 

1. Permit the construction of the second phase of a two-phase, high-rise, mixed use 
development comprised of 300 dwellings (including 31 affordable housing units) 
and 6,657.0 m2 (71,655 ft2) of retail, restaurant, and office uses at 6900 Pearson 
Way on a site zoned "Residential/Limited Commercial (RCL3) ". 

CARRIED 

2. Development Variance Permit 15-717479 
(File Ref. No.: DV 15-717479)( REDMS No. 4912527 v. 2) 

3. 

APPLICANT: Su Wang 

PROPERTY LOCATION: 10691 Bromfield Place 

INTENT OF PERMIT: 

1. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum rear 
yard of the "Single Detached (RS liE)" zoning bylaw from 6.0 m to 3.0 m, in order 
to allow retention of a non-conforming deck for the single-family dwelling located 
at 1 0691 Bromfield Place. 

Deleted from the agenda and referred back to staff (See page 1 of these Minutes) 

Date of Next Meeting: June 29, 2016 

4. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:16p.m. 

CARRIED 

5. 

5042232 



Joe Erceg 
Chair 

5042232 

Development Permit Panel 
VVednesday,June15,2016 

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, June 15, 2016. 

Rustico Agawin 
Auxiliary Committee Clerk 

6. 



Schedule 1 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
June 15, 2016. 
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Schedule 2 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 

_c_it~y_c_le_r_k ___________________________________________ June15,2016. 

From: 
Sent: 
To: 
Subject: 

Categories: 

To whom it may concern, 

Christy Ji <vlcq@hotmail.com> 
Tuesday, 14 June 2016 6:55 PM 
CityCierk 
Richmond development permit panel 

08-4105-20-2014662341 - 6900 Pearson Way 

--------------~ 
Development Panel 

Date: Ji)oe \5. ~ ol b 

Item #:..,_....~...,_~-------
Re: l Lf- (p to0l3L{ I 

A letter received from the city of Richmond recently, and asked about a new development property of 6900 Pearson 
Way. However, due to not being able to attend the meeting held June 15, 2016, I'm hereby giving my written submission 
on this proposed plan in which I permit the construction ofthis new property location in the future!! 

Thanks for your time. 

Christy Ji 
(#201-6971 Elmbridge way, Richmond BC V7C OAS) 

1 



Schedule 3 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, June 

CityCierk 15 2016 

----------------------------------------------- , . 
From: 
Sent: 
To: 
Subject: 

Categories: 

To whom it may concern, 

ttssPJJ~ <lanxier_feel@hotmail.com> 
Tuesday, 14 June 2016 11:14 AM 
CityCierk 
DP 14-662341 wirtten submmision 

08-4105-20-2014662341 - 6900 Pearson Way 

To Development Permit Panel 
Date: VIm~ 1£ :loN. 

Item '-·:--:--/""7""=:-:=-=--­
Re: IL(--(j,(Dg31.f/ 

I am a resident of Ora (6200 River Road, Since I am not able to attend the Development Permit Panel, therefore 
I am now writting this email as my written submission for this matter. By concerening about the intensity, the 
traffic and the notice might be caused by the construction, I think lt is better not to proceed with the 
application. 

Thank you for taking time for consideration. 

Best Regards 

1 



CityCierk 

From: 
Sent: 
To: 
Subject: 

Categories: 

To whom it may concern, 

Tingting Zhan <zhan.kiki.tingting@gmail.com> 
Sunday, 12 June 2016 12:11 AM 
CityCierk 
DP 14-662341 - Written Submission 

08-4105-20-2014662341 - 6900 Pearson Way 

Schedule 4 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
June 15, 2016. 

I am a resident of Ora (6200 River Road, Richmond), and I recently have received a letter from City of 
Richmond regards to the notice of application for a development permit on DP 14-662341 ( 6900 Pearson Way, 
Richmond). Since I am not able to attend the Development Permit Panel, therefore I am now writting this email 
as my written submission for this matter. By concerening about the intensity, the traffic and the notice might be 
caused by the construction, I think it is better not to proceed with the application. 

Thank you for taking time for consideration. 

Best Regards, 

TingTing (KiKi) Zhan 

(C) 778-999-8864 

1 
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Cityo 
Richmond 

Schedule 5 to the Minutes of the 
Development Permit Panel 
meeting held on Wednesday, 
June 15, 2016. 

Notice of Application 
or a Development Permit 

DP 14-662341 
6911 No.3 Road, Richmond, BC V6Y 2C1 

Phone 604-276-4007 Fax 604-278-5139 

Applicant: Holly bridge Limited Pm.inership (Intracorp) 

Property Location: 

Intent of Permit: 

6900 Pearson Way 

To permit the construction of the second phase of a two-phase, 
high-rise, mixed use deveiopLUeLll .:. omprised of 300 dwellings 
(including 31 affordable housing units) and 6,657.0 m2 (71,655 
ft2

) of retail, restaurant, and office uses at 6900 Pearson Way on a 
site zoned "Residential/Limited Commercial (RCL3)". 

The Richmond Development Permit Panel will meet to consider oral and written submissions on 
the proposed development noted above, on: 

Date: 
Time: 
Place: 

June 15, 2016 
3:30p.m. 
Council Chambers, Richmond City Hall 

If you are unable to attend the Development Permit Panel meeting, you may mail or otherwise 
deliver to the Director, City Clerk's Office, at the above address, a written submission, which 
will be entered into the meeting record if it is received prior to or at the meeting on the above 
date. 

How to obtain information: 

• By Phone: To review suppmiing staffrepmis, please contact the Suzanne Caiter-Huffmau, 
Planning & Deyelopment Department at 604-276-4228. 

• On the City 'Vebsite: Staff repmis on the matter(s) identified above are available on the City 
website at http:/hvww .richmond.ca/cityhall/council/agendas/dpp/20 16.htm. 

At City Hall: Staff reports are available for inspection at the first floor, City Hall, between 8:15 am 
and 5:00-prn, Monday through Friday, except statutmy holidays, between Monday, June 6, 2016 and 
the date of the Development Permit Panel meeting. II. , r l C .

1 
) 

David Weber 
Director, City Clerk' Office 

DW:gb 

5023846 

I ~ 
II 

~ b c1' ,r' i"/ ~ ~~ 
1 l v ' L ) • i·l I 

\ 
.:. -0- " t. I L 

\ \, 'v" ' (, ( iv~{: vfi. 'r1 

l ~ ~ ,-.; ( ~ f r 1!~..-
, d'-'' [... '"" L.J-.-v., ~_., 

(7 ~ 1 



City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: June 7, 2016 

From: Wayne Craig File: DP 15-703204 
Director of Development 

Re: Application by Matthew Cheng Architect Inc. for a Development Permit at 
7751 Heather Street 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of five (5) townhouses at 7751 Heather Street on a site zoned "High 
Density Townhouses (RTH2)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Allow one (1) of the required resident vehicle parking spaces to be a small parking space. 

a1/~ ?-11' 

W a:yhe Craig , 
Dirvector of Dev~lopment 

CL:b1g 
A tV 

5020234 



June 7, 2016 -2- DP 15-703204 

Staff Report 

Origin 

Matthew Cheng Architect Inc. has applied to the City of Richmond for permission to develop a 
five (5) unit townhouse complex in two (2) buildings at 7751 Heather Street on a residual site 
zoned "High Density Townhouses (RTH2)" on the southwest comer of Heather Street and 
Tumill Street in the McLennan South planning area, which is a sub-area of the City Centre. The 
site currently contains a single detached dwelling, which will be demolished. 

The site is being rezoned from the "Single Detached (RS1/F)" zone to the "High Density 
Townhouses (RTH2)" zone for this project under Bylaw 9234 (RZ 13-644767). The Bylaw was 
given 3rct reading at the Public Hearing held on May 19, 2015. 

Frontage improvements at the intersection of Heather Street and Tumill Street are required as 
part of the proposed development, and will be undertaken by the City at the applicant's cost at 
Building Permit stage. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 1) for a 
comparison of the proposed development data with the relevant bylaw requirements. 

Background 

Existing development immediately surrounding the subject site is as follows: 

To the north, across Tumill Street, is a two-storey to three-storey townhouse complex on a 
lot zoned "Town Housing (ZT48)- Trites Area (Steveston) and South McLennan (City 
Centre)". 

To the south and west, and across Heather Street to the east, are three-storey townhouses on 
lots zoned "Town Housing ZT51)- South McLennan Sub-Area (City Centre)". 

Rezoning and Public Hearing Results 

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

Providing more defined private open space for individual units in the west building. 

Relocating visitor bicycle parking closer to the site entry. 

Examining opportunities to locate unit entries for the west building towards Tumill Street to 
provide a more pedestrian-oriented streetscape. 

Modification to the garbage and recycling enclosure to further incorporate it into the west 
building and minimize the appearance of the enclosure's entry door from the streetscape 
elevation along Tumill Street. 

Refining proposed fenestration and architectural elevations through the use of treatments that 
better promote recognition of individual storeys to reduce the apparent height of the proposed 
buildings (e.g. using colour and materials to give buildings a distinct top, middle, and base). 

5020234 
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Providing for accessibility and aging-in-place features to be incorporated into unit design. 

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

The Public Hearing for the rezoning of this site was held on May 19, 2015, and the Zoning 
Amendment Bylaw 9234 was given third reading. At the Public Hearing, two (2) written 
submissions from nearby residents about the rezoning application included concerns about 
increased traffic, on-street parking, and security in the neighbourhood. 

The Rezoning and Development Permit applications at the subject site have been reviewed by 
the City's Transportation Department staff, and they have indicated that the traffic generated 
from this development of five (5) units will be minimal, and that the number of on-site parking 
spaces proposed fully meets the Zoning Bylaw requirements. Further details on the on-site 
parking proposed with this development are discussed in the "Analysis" section below. 

Through the review of this Development Permit application, staff have worked with the applicant 
to ensure that the proposed architectural form and character is of a high quality, is consistent 
with the design guidelines contained within the Official Community Plan (OCP), and is 
compatible with that of the existing townhouse developments in the neighbourhood. 
Specifically, through the design review process, the applicant has made modifications to their 
proposal to improve site planning and to address the following issues design issues: 

The private open spaces for the units in the west building are better defined and are more 
easily accessed from the units themselves. 

Visitor bike parking has been relocated to the west of the site entry. 

Main entries to the units in the west building are provided from Turnill Street, instead of 
from the internal drive-aisle, which strengthens pedestrian access and circulation on-site. 

Improvements in site planning have reduced the number of parking spaces proposed in a 
tandem arrangement. 

• The garbage and recycling enclosure has been entirely incorporated into the west building 
and the enclosure's entry door has been relocated to face the drive-aisle, for an improved 
streetscape elevation along Turnill Street. 

Revisions to some of the elements on the east building's streetscape elevations help to better 
promote each individual storey and draw attention to the bottom storeys, such as: 

- Deeper pitched roof overhangs, re-emphasis of the roof pitch at the ground floor level, 
and the addition of a single large gable end closest to the intersection of Heather and 
Turnill Streets. 

- Minor revisions to window types and sizes to draw attention away from the verticality of 
the bay elements along the Heather Street elevation. 

- A varied colour/material scheme. 

Aging-in-place features are proposed in all units, and on e(l) convertible unit is also 
proposed. 

The applicant's CPTED response is discussed further in the "Analysis" section below. 

5020234 
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Staff Comments 

The proposed scheme attached to this report (Plans# 1 to 3.c.) has satisfactorily addressed the 
significant urban design issues and other staff comments identified as part of the review of the 
subject Development Permit application. In addition, it complies with the intent of the 
applicable sections of the OCP and with the applicable design guidelines for "Neighbourhood 
Character Area A" of the McLennan South Sub-Area Plan; which specify a maximum of 
three-storey townhouses over parking as the housing type and form that is encouraged in the 
area. The proposed scheme is generally in compliance with the "High Density Townhouses 
(R TH2)" zone except for the zoning variance noted below. 

Zoning ComplianceNariance Request (staff comments in bold italics) 

The applicant is requesting to vary the provisions of Richmond Zoning Bylaw 8500 to allow 
one (1) of the required resident vehicle parking spaces to be a small parking space. 

The parking provisions of the Zoning Bylaw do not permit small parking spaces unless the total 
on-site parking requirement is 31 or more spaces. The variance request would enable the 
proposed parking for the south unit in the west building to be located in a side-by-side 
arrangement within the garage (Plan# 1 ). 

Staff supports the proposed variance for the following reasons: 

• The proposed number of resident parking spaces and visitor parking space on-site fully 
meets the Zoning Bylaw requirements (i.e., 1.4 spaces per unit). The proposal includes 
a total of seven (7) resident vehicle parking spaces and one (1) visitor parking space 
on-site. The three (3) units in the east building are proposed to each contain one (1) 
vehicle parking space in the garage; while the two (2) units in the west building are 
proposed to each contain two (2) vehicle parking spaces. 

• By proposing a small parking space for one (1) of the required resident vehicle parking 
spaces in the garage of the southwest unit, it has reduced the number of parking spaces 
proposed in a tandem arrangement from four (4) to two (2), and avoids the need to 
relocate the surface visitor parking space to the exterior side yard where it would 
otherwise be exposed to public view. 

Advisory Design Panel Comments 

Due to the small scale of the proposed development, the application was not presented to the 
Advisory Design Panel. 

Analysis 

Conditions of Adjacency 

The proposed townhouses at this residual site are designed to complement the form, character 
and scale of the existing townhouses in the immediate surrounding neighbourhood. 

The physical separation between existing townhouse developments to the north and east is 
enhanced by the width and treatment of the existing road cross-sections on both Turnill Street 

5020234 
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and Heather Street (i.e., the road cross section includes the road surface, curb, gutter, and 
treed and grassed boulevards on both sides of the street). 

Existing mature trees and hedges on the adjacent property in close proximity to the south and 
west property lines of the subject site are required to be retained and protected, providing a 
suitable privacy screen the adjacent property. In addition, new trees are proposed along 
shared lot lines to further soften the interface to the adjacent property. 

• The large window proposed within the interior staircase on the south building elevation of 
the east building is to be frosted glass to eliminate concerns of overlook onto the adjacent 
property to the south. 

Urban Design and Site Planning (Plan #1) 

• Site planning is constrained by the small site size. A single vehicle access point to the site is 
proposed from Turnill Street. 

• The proposed layout consists of: 

- A three-storey duplex building to the west of a north-south drive aisle that bisects the site 
("Building A"). 

- A three-storey building containing three (3) units fronting Heather Street to the east of the 
drive aisle ("Building B"). 

There are main unit entries facing both Turnill Street and Heather Street; which are clearly 
defined and provide for pedestrian-oriented elevations on both street frontages. The unit 
entry for the south unit in "Building A" is accessed from a pathway leading south off 
Turnill Street. 

On-site pedestrian circulation is provided from both Heather Street and Turnill Street via 
pathways leading to all five (5) units. The drive-aisle access point, which provides 
pedestrian access to the bike parking area and the outdoor amenity space is proposed to be 
treated with decorative permeable pavers to highlight the dual use of the access point. 

The proposed Site Plan is consistent with the Zoning Bylaw in terms of the required number 
of resident and visitor parking spaces, with a total of seven (7) resident spaces proposed in 
unit garages and one ( 1) visitor surface parking space. 

Consistent with the Zoning Bylaw, a total of 8 resident bicycle spaces (Class 1) are proposed; 
with the spaces located in the garages of each unit. A bicycle rack for two (2) visitor 
bicycles (Class 2) is proposed to the southwest of the site entry, on a hard surface that is to be 
treated with permeable pavers and the surrounding edges softened with shrubs and grasses. 

Architectural Form and Character (Plans# 3.a. to 3.c.) 

• Both buildings are designed to complement the existing form, character and scale of the 
existing townhouses in the immediate surrounding neighbourhood. Key building elements 
are proposed to create variation and articulation to the overall massing and scale of the 
buildings, such as similar roof forms and shapes, window bays, covered porches, and 
balconies. 

Building facades are treated with a variety of exterior cladding materials to define each level 
and the proposed colour scheme works to define individual building components. Stone 

5020234 
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veneer and hardie vertical board and batten is proposed to define the lower section and base 
of porch columns, while hardie horizontal siding and shingles are proposed to define the 
upper section and window bays. 

Landscape Design and Open Space Design (Plans# 2.a. to 2.d.) 

Landscaping 

The proposed Landscape Plan includes a mix of 13 deciduous and coniferous trees, as well as 
a variety of ground covers, grasses, perennials, and shrubs. The variety of tree and plant 
species proposed includes: Maple, Pine, Boxwood, Dogwood, Hydrangea, Yew, Skimmia, 
Japanese Sedge and grass, fern, roses, and pink saxifrage. 

Consistent with the outcome of tree assessment at rezoning stage, the Tree Management Plan 
(Plan# 2.c.) shows: 

- a Laurel on-site (Tree # 1) is to be removed due to poor condition; 

- six (6) trees on the neighbouring site at 7833 Heather Street are to be retained and 
protected (Trees A, B, C, D, E, F); 

- Trees G, H, K in the boulevard on City-owned property are to be retained and protected, 
and Trees I and J are to be relocated within the boulevard on Turnill Street no closer than 
2m to the proposed driveway crossing to the subject site. 

An aluminum post and rail entry sign is proposed to the west of the site access point, facing 
Turnill Street. 

Low aluminum rail fencing with posts and gates are proposed to define private and semi­
private yards from the street edge along both Heather and Turnill Streets, while 1.8 m high 
wood privacy fencing is proposed along interior lot lines that are shared with the adjacent 
established townhouse site to the west and south. 

Prior to issuance of the Development Permit, the applicant is required to submit a Letter of 
Credit to secure the proposed landscaping;, which must be based on 100% of the cost 
estimate for the works provided by the Landscape Architect (including hard and soft 
landscape costs, fencing, installation, and a 10% contingency). 

Outdoor Amenity Space 

The common outdoor amenity space is proposed in the north portion of the site within the 
exterior side yard along Turnill Street, to the east of the site access point. At approximately 
4 7 m2 in area, the size and configuration of the outdoor amenity space exceeds the guidelines 
for townhouse projects in the OCP (i.e., 6 m2 per unit, for a minimum total of 30m2

). The 
location of the outdoor amenity space benefits from the existing adjacent public open space 
on Turnill Street, such as the sidewalk and treed and grass boulevard. 

The outdoor amenity space is mainly designed as a passive area for residents' enjoyment, 
while also facilitating children's play through the incorporation of a daisy-shaped table and 
natural play elements such as a flat boulder, and horizontal and vertical balance logs on a 
Fibar playground surface. 

5020234 
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The outdoor amenity space is also proposed to contain the mailbox kiosk affixed to the north 
wall of"Building B", and a bench for resident seating. 

Private Open Space 

The private open spaces for the two (2) units in "Building A" consist of clearly defined 
yards, each containing an at-grade patio. 

• The private open spaces for two (2) units in "Building B" consist of both a front yard, each 
containing an at-grade patio, and a 2nd storey balcony off the main living area. 

• While the yard area in front of the south unit in "Building B" is constrained by the location 
and space requirements of the proposed Hydro kiosk, a small screened at-grade patio is 
proposed as well as and 2nd storey balcony off the main living area. 

Indoor Amenity Space 

Consistent with Council Policy 5041, the applicant will be contributing $5,000 ($1,000/unit) 
prior to Development Permit issuance in-lieu of providing on-site indoor amenity space. 

Crime Prevention Through Environmental Design (CPTED) 

The applicant has provided the following response with respect to how CPTED principles 
have been incorporated into the proposal at the subject site: 

Access Control 

There is a visible, single point of vehicle entry to the site. 

The garbage/recycling room and mail kiosk are proposed to be located within the 
development where it will be observed by multiple residents and thereby creating a 
passive security that serves to minimize individuals from accessing/scavenging through 
the contents of the garbage/recycling room and to minimize mail theft. 

Attention to the visibility in and out of the development from Turnill and Heather Streets 
has been carefully considered to provide motorists and pedestrians with a good level of 
surveillance and safety. 

The design of the exterior does not provide any possible places of victimization by 
eliminating hidden corners and areas which could be conducive to the concealment of an 
individual. 

Pedestrian gates are proposed for the front yard of each unit to avoid individuals from 
accessing private property. 

Lighting 

5020234 

The main access point to the development and each entry doorway is proposed to be well 
illuminated with an appropriate level of lighting (balance between light pollution and 
security). · 

Lighting for private individual balconies and porches will be individually activated and 
common area lighting such as the main entry and amenity space will be activated by 
automatic timers and solar sensors. 
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Hierarchy/Defensible Space/Territoriality 

At perimeter areas around the property, private space will be clearly indicated with the 
use of fencing, landscaping, and signage. The signage will indicate who and how users 
will access and use the site. 

Surveillance 

Fencing facing sidewalks will be aluminum picket fencing so that surveillance in and out 
of the property is possible and so that graffiti will not be facilitated. 

Landscape design, species, and materials have been selected so that they will not impede 
any sight lines around corners, or in or out of each unit's entry. 

Sustainability 

At rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the 
proposed townhouses and to pre-ducting all units for solar hot water heating. Prior to 
rezoning bylaw adoption, a restrictive covenant is required to be registered on title specifYing 
that all units are to be built to EnerGuide 82 or higher, and that all units are to be solar hot 
water-ready. 

• A Certified Energy Advisor has confirmed that the proposed townhouse units will be 
designed to achieve an EnerGuide rating of 82. The key elements proposed in the units that 
enable this rating to be achieved are: 

- A wall insulation value ofR-24; 

- Air-source heat pump (ASHP); 

- Heat recovery ventilator (HRV); and, 

- Energy Star appliances and lighting. 

These elements will be specified in the legal agreement that is required to be registered on 
title prior to rezoning bylaw adoption to ensure that they are included in the building design 
at Building Permit stage to achieve the EnerGuide 82 rating. 

Accessible Housing 

The proposed development includes one (1) convertible unit that is designed with the 
potential to be easily renovated to accommodate a future resident in a wheelchair. As the 
potential conversion of this unit will require the installation of a stair lift, the proposed 
interior design includes a wider stair, framing support, and landings that comply with the 
Manufacturer's specifications for the Garaventa Artira Platform Wheelchair Lift. 

All of the proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 

- Stairwell hand rails. 

- Lever-type handles for plumbing fixtures and door handles. 

- Solid blocking in washroom walls to facilitate future grab bar installation beside toilets, 
bathtubs and showers. 

5020234 
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Affordable Housing 

Consistent with the Affordable Housing Strategy, the applicant is providing a cash-in-lieu 
contribution to the City's Affordable Housing Reserve Fund in the amount of $2.00 per 
buildable square foot prior to rezoning approval ($14,344 ). 

Site Servicing & Frontage Improvements 

Servicing requirements were dealt with as part of the rezoning application, at which time no 
major upgrades were identified to support the proposed development. New water, storm, and 
sanitary connections are required, and an existing utility support pole at the comer of Heather 
and Tumill Streets must be removed. Minor boulevard and sidewalk treatments are required 
at the comer of Heather and Turnill Streets to match the west side of Heather Street north of 
Turnill Street (Attachment 

There is no Servicing Agreement required with this development proposal. The design of the 
required servicing connections and off-site frontage improvements are to be undertaken at the 
applicant's sole cost via City Work Order at Building Permit application stage. 

Conclusion 

This proposal is for a five (5) unit townhouse development on a residual site on the comer of 
Heather and Turnill Streets in the McLennan South Sub-Area of the City Centre. 

The applicant has addressed the design issues identified through the rezoning process, as well as 
additional staff comments regarding site planning, urban design, architectural form and character 
and landscape design. The development proposal aims to fit in with the form, character, and 
scale of the existing townhouses in the immediate surrounding neighbourhood and conforms to 
the design guidelines of applicable sections of the OCP. 

The development proposal complies with the requirements of the "High Density Townhouses 
(RTH2)" zone, with the exception of the single zoning variance discussed. 

On this basis, staff recommends support for this Development Permit application. 

Cynthia Lussier 
Planner 1 
(604-276-4108) 
CL:blg 

Attachment 1 : Development Application Data Sheet 
Attachment 2: Concept plan for off-site boulevard improvements 

The following are to be met prior to forwarding this Development Permit application to Council for approval: 

Payment of cash in-lieu of on-site indoor amenity space in the amount of $5,000 ($1 ,000/unit). 

Receipt of a Letter-of-Credit for landscaping in the amount of $43,863.60. 

NOTE: staff to ensure that landscape estimates include a 10% contingency cost. 

5020234 
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Prior to future Building Permit issuance, the developer is required to complete the following: 

Submission of a Construction Parking and Traffic Management Plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). The 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. 

Incorporation of accessibility measures in Building Permit plans as determined via the Rezoning and/or 
Development Permit processes. 

Incorporation of energy efficiency measures and pre-ducting for solar hot water heating in Building Permit 
plans to achieve an EngerGuide rating of 82, as specified in the legal agreement that is required via the 
Rezoning process. 

• Completion of servicing works and boulevard improvements to be done at the applicant's sole cost via City 
Work Order. The works and improvements are to include, but are not limited to: 

Frontage Improvements 

Realignment of the existing curb ramp at the comer of Tumill Street and Heather Street, and provision of a 
second curb ramp to accommodate north/south and east/west wheelchair access across Tumill Street and 
Heather Street respectively. Boulevard and sidewalk treatments are to match the comer landing area 
treatment at the northwest comer of the intersection ofTumill and Heather Streets. 

Closing.the existing driveway crossing on Heather Street in front ofthe subject site, and installing curb, 
gutter, sidewalk, one (1) street tree, and a grass boulevard in its place. Boulevard and sidewalk treatments 
for the frontage along Heather Street are to match the west side of Heather Street, north ofTumill Street 
(including provision of a street tree). 

Installing the proposed driveway crossing on Tumill Street in accordance with the City's design standards 
(e.g., 6.7 m driveway width at the property line, with 0.9 m flares at the curb and 45° offsets to meet the 
existing grade of sidewalk/boulevard). 

Storm Sewer W arks 
Provision of a new storm service connection with the appropriate size inspection chamber from the existing 
675 mm diameter storm sewer at Heather Street. 

Water Works 

Using the OCP Model, there is 316 Lis available at 20 psi residual at the hydrant at Heather Street, north of 
Tumill Street and 360 Lis available at 20 psi residual at the hydrant at Heather Street, south of 
Tum ill Street. Based on your proposed rezoning, your site requires a minimum fire flow of 220 Lis. Once 
you have confirmed your building design at the Building Permit stage, you must submit fire flow 
calculations signed and sealed by a professional engineer based on the Fire Underwriter Survey or ISO to 
confirm that there is adequate available flow. 

Provision of a new water service connection from the existing 200 mm diameter watermain at the 
Heather Street frontage. 

Sanitary Sewer Works 

Provision of a new sanitary service connection with the appropriate size inspection chamber from the 
existing 200 mm diameter sanitary main at the Heather Street frontage. 

General Items 

5020234 

The developer is to provide right-of-ways to accommodate City utilities, such as water meter and 
inspection chambers (if applicable). 

The developer is to provide private utility companies right-of-ways to accommodate their above ground 
equipment (i.e., above ground private utility transformers, kiosks, etc. shall be designed to minimize the 
impact on public space) and future under-grounding of overhead lines (if applicable). 

Remove an existing utility support pole at the comer of Heather Street and Tumill Street. 

It is recommended that the developer contact the private utility companies to learn of their requirements. 
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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 applicable, payment of latecomer agreement charges associated with eligible latecomer works. 

• The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed 
development. If construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy 
the air space above a street or any part thereof, additional City approvals and associated fees may be required as 
part of the Building Permit. For further information on the Building Permit, please contact Building Approvals 
Department at 604-276-4285. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 15-703204 Attachment 1 

Address: 7751 Heather Street 

Applicant: Matthew Cheng Architect Inc. Owner: Han Liu 

Planning Area(s): City Centre (Mclennan South Sub-Area) 

I Existing I Proposed 

Site Area: 848.93 m2 (9, 137.80 ft2
) 

832.85 m (8,964.72) 
after road dedication 

2 

Land Uses: Single-family dwelling Five (5) townhouse units 

OCP 2041 Land Use Map 
Neighbourhood Residential No change Designation: 

Area Plan Designation (CCAP - Residential, townhouse up to 3 storeys 

Mclennan South) over 1 parking level, triplex, duplex, No change 
single-family 0. 75 base FAR 

Zoning: Single Detached (RS1/F) 
High Density Townhouses 

(RTH2) 

Number of Units: 1 5 

B law Requirement Proposed Variance 
Max. 0.80 0.80 

Floor Area Ratio: 666.30 m2 666.13 m2 none permitted 
(7171.99 ft2

) (7170.12 ff) 

Lot Coverage - Building: Max. 45% 40% none 

Lot Coverage - Buildings, structures, 
Max. 70% 61.17% none 

and non-porous surfaces: 
Lot Coverage - Landscaping with live 

Min. 20% 28.34% none 
plant material: 

Setback- Front Yard (east): Min. 4.5 m 6.1 m none 

Setback- Exterior Side Yard (north): Min. 4.5 m 4.6 m none 

Setback- Interior Side Yard (south): Min. 2.0 m 2.0 m none 

Setback- Rear Yard (west): Min. 2.0 m 4.5 m none 

Height (m): Max. 12.0 m 11.5 m none 

Off-street Parking Spaces - 1.4 spaces (R)/unit 1.4 spaces (R)/unit none 
Resident (R) Nisitor (V): 0.2 spaces (V)/unit 0.2 spacess (V)/unit 

= 7 (R) and 1 (V) 
6 (R) standard spaces Requested for 1 

standard spaces 
1 (R) small space small space 

1 (V) standard space 

5020234 
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I Bylaw Requirement I Proposed I Variance 
Off-street Parking Spaces -

N/A N/A N/A Accessible: 

Total Off-street Spaces: 8 8 none 

Tandem Parking Spaces 2 spaces 2 spaces none 

Amenity Space- Indoor: Min. 70m2 Cash-in-lieu none 

Amenity Space - Outdoor: Min. 30m2 47.93 m2 none 

5020234 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

MATTHEW CHENG ARCHITECT INC. 

7751 HEATHER STREET 

C/0 UNIT 202- 670 EVANS AVENUE 
VANCOUVER, BC V6A 2K9 

No. DP 15-703204 

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. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Allow one (1) of the required resident vehicle parking spaces to be a small parking 
space. 

4. 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 #3.c. attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$43,863.60 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. 

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

5020234 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 15-703204 

MATTHEW CHENG ARCHITECT INC. 

7751 HEATHER STREET 

C/0 UNIT 202- 670 EVANS AVENUE 
VANCOUVER, BC V6A 2K9 

8. 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 

5020234 

ISSUED BY THE COUNCIL THE 
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SITE AREA: 9137.61 SF 848.93 SM 8964.99 SF 832.85 SM AFTER CORNER CUT 
LAND USES: TOWNHOUSE 
OCP DESIGNATION: NO CHANGE 
ZONING: RTH2 
NUMBER OF UNITS: 1 5 

REQUIRED: PROPOSED: 
FLOOR AREA RATIO: 0.80 7171.99 SF) 0.80 7170.12 SF 
LOT COVERAGE: 0.45 4034.25 .40 3551.59 SF 
SETBACK-FRONT YARD EAST 4.5m 5.50m 17.93' 

SETBACK EXTERIOR SIDE YARD NORTH 4.5m 4.60m 15.11' 
SETBACK SIDE (SOUTH) Z.Om 2.00m 6.64' 
SETBACK-REAR WEST 2.0m 4.50m 14.BO' 
HEIGHT: m 12.0m 11.5m 37.81' 

LOT SIZE: BEFORE CORNER CUT : AFTER CORNER CUT : 
9137.61 SF (848.93 SM) 8964.99 SF (832.85 SM) 

OFF-STREET PARKING (RESIDENTIAL/VISITOR) 7 AND 1 7 AND 1 
OFF-STREET PARKING (ACCESSIBLE) 0 0 
OFF-STREET PARKING TOTAL 8 8 
TANDEM PARKING SPACES: 2 2 
INDOOR AMENITY SPACE: MIN. 30.00 SM CASH-IN-LIEU 
OUTDOOR AMENITY SPACE: MIN. 30.00 SM 390.15 SF (47.93 SM) 

NOTES: * AGING IN PLACE FEATURES ARE PROPOSED IN ALL UNITS OF THIS PROJECT. 
* A CONVERTIBLE UNIT IS PROPOSED IN THE NORTH UNIT OF "BUILDING B" 
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PART ONE GENERAL REQUIREMENTS 

.1 UIIU><ZIWI 
C""f'fl wah ~1•"~1.,;, tho e....-ol Coodili"'' of c .. tr><t in "'jun<tion •llh I~• steli"' \til,,. •"''tntc!ti ~~ oth.,- (<Oir><l DO<\IIIlfll>. 

l H:L,.U<opo>t"d"j·1illtdil~n,prtp11'odbylhtltSodtiJ•fl"'dmptArdtlloct...,..;to.Jtl>r>d'"'''~HI.ntr:fr.."dotloo,joiniiJ.AII•orltaoc!~•lonob 
,~,a,..., slot>l1rdo ., "' ....t"' tho B.t L"Uni>< Slonh" ..,., .. _.,llod \J I~• spoor.""" or "<~otlodbJl"'""'''' Ard>lod llit~ •nllon inst.,.dT,., 

J III.STER M~IPAI. SPE(fiC~lllll!i ' 5TOOA~D DETAilS. 21~ 0'1~101\ 1""'1>rtd by lht (on>lllhoi [ro9nt<r> ofBri~oh (olool>1a. Rooo:ib•i<ltt:> and H..,1 C-IMI•• 
A•,.clo!lon.oodlhtMo~dpoiB>!iO .. rsllf<l<ion 

,4 STOOARD fllH LA~DS(.o.P:E lllaG~TOO STSl£11, Zl~~ Prtp".O by Ill< ~riJ•~'" lndu•llrr A~>O<Iotionof Bri~oh (oiUIIbi~ 

J A "'rrtnl ~ol ~ortiW..,.. •••lhll,.t for ~I jr...in~ ~.~~ fc ~t "til'" I hi> >lit !srtqolrod Pr.,ldo "d ~'I I" lodlng by "'l'ld!p""""t t.,Hng lotllity 
pre-o"ro•td~flh! l~<lj><Artt.ttct. Do'JW9f••~ ooliO<> t.,t ru\illo to\1!"1<!mpo lu-<hit<ellor"~•• ll>4 >PPI"Wo,l.~r..,. I• ~IK...,nl. Roltrt.So<lionlloG-""i>l 
~od~mlullll<)lorprocodor<-

1 Uniltr tho lor"' of tho UoOICipo ArcM<e~s (onlr..:l with tho Ownor iod •hm lho.l>n<hcip< At<M<el ;, the il<~i.,te<l ro•io•or. lflo l"dropt ,l;rc~ltcl viii obsor" 
cu•tnxHon "" ""..,"'' r. tl>er opinion lo coor.r~ unfor•>fl<t to tho pt:•11 >Od 'l'«ilblloou. (.nl>tl Ownoroiloprt>uloli" to omnge r.,. ~lo oh...-.oh" 11 lht 
>ppr.)ri>lo h110s. Allow two d•1• 1>0lir.~ Ohorul~n >dlt<>.io ••r ind•dt bot •il not h lio.itdlo tho lob•~ 
,ll StortUpS"rtotllolio~Gonor.tContr.ct'""""lo¥11 lllod;,twt .. <O.>!MOI11QI<IIhtllo9il141'>1<tnlr><tortonrrio•lntopro...,...lioni"uo~gooor.tl>ndmpti>o<"' .,;,. •• ,.t,..,_. ....... t, 
.11 Sl,..tUpS~ttl..l"rlg.l..,dS<opo(.,tndlrfs"''"'t.J.~tlhl:ol"lolworO...;thOw..,.·,RO!Jrmnloli1t,So1oS<.'i'or01ttnd.,l .... l>hdmpo(onlr>dor,o ... ,t~ii<lo 
bo hold to"'"" "''tlod ""~ "d lo "rift I he '"'1'h~r,r1 ollt.. •ul>9"•j• ood 9''""' •itt con~tkin• to !flo l"dscapo Cootrxhr '"'ldo l"•ii>J .,...., IO<I .. ,~r. 
lorltuu.,!~J 

.IJ Pr"T"' s~.~~IIS. To ob>tr"ft Ollor1ol• oodv .. ~•IMhl' ""'(Wi'l 101«1}:1 lh<•""' oflhowllfl.. R.,10vof ~floronl up<e!s of lhovor~~•r l>oduU 10ilhon 
"l•hJ+••i~t.SO!ht\oo<Oho>roMludo·i•loL>rout.ROIJ!hli-dog.qro•""!l1odiln-'fJ•"Ir.d<Pn,.rnV.i"ii<I9-Dr>U1oi"..,;Dr,.,.goMoton•ls;Lo""'or~r.,slruo: 

Phnl"r>g -pt..t niloii~ i>do<io<j nogoliol "" vflh trW! or~ '"'"'"' io'!'ocl·~·~ ~ri •in!. '1Ulilr.1•~l r. pl..tino,l l"•<li<o ondll)'«J!. h"to '""~' ttJ<h;lrrig.tioo 
Spltns: Pl'f E~lipnon~ Silo fl>"~h>"o: ..,d other olo•.,t• oJ l1le •Itt loftl•t•"t •floro lho l<ri<J<<>po Ard'itoct i> thol.,~td rt~io"r "th •~ Podo<lmn P><~. 
ftn<lr>g.H>~HIN<t.r>ll<~ls>f>ds(>bo.UoliPorio~ 
,t4 Sobohnl~l Ptrf0!"11.,CO" Ro.,ov of >It work, >ecocnlirlg ot ~I Mshloii"L <lolllioos, pt.,.t <ooo!>, prq>il1h'"" of ~roci<nq lbt, ¥HI '"""Idol on> lor '"11tl""'­
.1.5 CortinG!t or C""91•1""1Jl>•n th• dtdmtfoo of Sohhnt.ot Porlot~ilK~ o '""""""''~'" lor1ho ;,"""' of tO. (or !if~• I• of Conplolion •JJ bt. 01>do. to tho P•r•.ml 
(ortmor .. <lel,..iol,.,rontncl 
.U DofidoM)'~"Iow.Priortothocor>pltH"oflhohollllocl.ptriod,d1>d.l"co"4'1.tlonoldefi<'<n<i><.lln<o<o•plohd,1Solttddo'C•iltbooimol...r.orortq\ht 

.tl Wirr.nlyR.,,.._,l>rio<-lo1ho<Onplolloooltho•""'tfpo<io<ll•f-n""'lh'•fl.rjnoon<ooftO.Cothi1C>Iool(o~p(olionl.ro•~votl•,..uly••torio!>Odrtplrl 

"'""''''h"'"t"""'onllrtt>l>t....,t. 

1 u,r.,, oln.,....;,,mtru:todi> lho(..,tr><t0ml'ltnls. thoprtp>rohon ot tlot•'*'9od• ohU bo lttro<por.lil<~lyof tho Eionor•l (l>fllr•dor ~lml'lt•lof growing~ 
ton•~M .. ><<q>l:in<o oil"" •iob?"•d• by th tooimpt Coolr<dor ~"1 '"b"'l"'"t corrocl>oM to lhe S<.bgrod• r.,Prd ¥•111• "''"~blllty oflho tandm)l< Eoott>ciO< 

1 Atl~•llc ond ,..,.,.~ttndonco>honl>o ~orfor~.Ol>7 pomootl •k'tdiollllO.<IP< co.rroc!t•~ In od<it,on. ·~ Jl<""""l >I'Pir'"l horto<id" ~''"'""''"""' >i>lll hold> 
"'r"'11~'""~",;;ytho•pp"""il.lo•othrilio<. 

,6 l>h'I'P''Pr~to~u"m ro.,.;o .,,.,._,t,ll•ugo. O.notd!Ap,.f•»l•~ilori>l> iolow•t ... ~<it>. (oolor>!dh ~~ Ioder~. pro•~c~lol>ilo<>l st•tuhs 1n11 
.p.J.~ .. ~ 

.1 toll"t Ofh1 ~sr><•• of >It do~ •ndl«"""" Nhn>l from tnd•<'P< opml1on~ i1«p p"'d '"'''"'<Inn ¥HI r<p,r ct.~09• multw>gfro~ lofi4><>Pt wor~ Rop•r> 
mhhuoplohdpriortoli>ii>C<tpl~t. 

.\Guar..,looiiii>Oitllil>andwolknanohiplor•••ft/Oliodof"tlollynrfronlllediloofCtrllfnltoiE,..plollo" 

PART TWO SCOPE OF WORK 

.1 Oth..-<OO<lit-of(-.,lro:IN)lf'll\7·t•nfm.Sc'!'t•l\lo!l.oltootofhdor. 

1 \(orO i>dd•• •uwlt •I >II t~l•f\d itu~ <n<J lt<"fomonj otlo~roh••• "<t<!l'J to <•~i>ltlt tho ~orl< il ><<trd~ct .,.;rh tho ~'W"'9' <n<J "'"'"~•t""'• ,.4 ~ooor:IIIJ 
ms~ts•lll>tfollo•~J 

.l.l Rolonl"lonolbish"'fTn<'><h,..s!>ovn•nl"""i'-
1.2 IT.Il~li"o<inJ ~ndlaro<lmpoDr~n>Jo. 
.2.l S<.'i'ply~dptu .... nt•l!r'•ln<J••~u. 
.z.r. T .. tlngoflt"jlorl..ti""~llf.<luno~.Vor"tol.,..._ 
15 Sowlr~d'"""l""'""'l'd~~"'t'""olrupir.,...l>•l>•ll .. t~ITillloOM. 
.z.; Proror•llonofpt.,ti>;fb«<~"'''plr.tpt .. rn.t""«t..Opt..,tili· 
27 Pnpor>tlooolftlOJhi'"''""',.·''WiyofRotul>lo>n¢..,d;,J 
.l.ll'roporollonoflo•norm,,.pl)lfof,..toli>!>..,dstd<ln9-
2! Sqlplf"'d)litlntniOIOorl<oo!dL 
.l.l~ H•~I"'""''''Jl(~ttd¥1<1• .. dtdl•odi.Ooro01'-"li><copltdbt0woor. 
.l.ll S£l'AR411:~RIILEII.OO!Ido!ltH~nt"""''·S"H'nJ.\L 
211 Ol~ot•orl<lfot11othorlh>.1ttfiO•I.not•,..,O...tbrl"cbc'p',l;rdwl«l 

TMlEOHE·IROPERIE>IlfG!tOWNlHtOIUMI'OOIEVR.2[i!IXtf.0AHOlfVEllHOOERATf.AAUS 
c.-.o~ns,.t .... r.>.,tc .. ~r"'t;...r,.tutoltt,.,.·t .. ~7 s .. •·to·s,""'L .... -

'"' ~~::~~~:: 
Sllo 

~~:~~..::.;~; 
0~ .. r; .. al~z .... 
Cl>f10dSit(olto>od 

Or!l'o~Cont"'t (cmt~ 

Or!j>!1~(onlonliot0f"lor0 

I 
I 

~·;::~~:" . 

1 Ftrii!W. /In'"~"'~ ¥>1/or ioo<l..r"""'""'d <Oot~.~~ liilroJ•" 1111, Pllo>)h>lo U51, >r<!Pot .. h l .. t,ll• 2lln l"'l"'l~n<rof.irtd 01 ,.l tnt. 

3 1;,., Gr""""o~rl<<l.hr~r....,tono. N .. lro<!Jirt.,dsolthe8.C.l"'ih"P'St.....Jort 

J. OrJ""' 1\d~tr. .. c ... oortiol<oll'l'"~ )l"Od.Ktlo ll>tro~hol tho Btl.,.Joc•p• Shoct.rd,'l• ecltl"'on:t prt-ippr«oJ~I tllot..ntmpoAt<hil<cl. Roco..,.,..;..r 
s•p~TOt~MWtrGI!dtoP .... "b•Fr;o"'RidlliOndSai•'Abrt,SITt"'Qri""""N"">9'•onl 

.s s .. tcr • .._.,..,..;,,.,...,;ro .... r ... 'l"""'""'oft~~oUI..>ndo<'i"'St.,-,dorl\. 

.6 ("po.t..tRriN!J.ct. lOml3frlo-......Fl-IH<OiodWO ''"' .,.d fino~ frto of t:ll~> "id•tkl.s.d~rl bro•nl•<otour>lld lrot of 1U .... do,.,.., rooh orolflOf" 
tdnooou~otlor. Fmhor.,.!l'iocol...,.b>r~wllbtn}o<ltd 

.~ Fit lor Fil.o"~ A "" b.WO!<id>blo blorllcot or oll>tr lit<rlng "'"'brontlhil dl oUow lht P""!l< of ••lor but Ml ,-.,. •oil '"t•dtL !So<h "tiRAfl 1(,~ ~ (i<l..rJI Nt.l 
OR-Il10CO<oS4Ioriltoroaltproi!Ktpro-1ppnnodbtlltol>nd><>P<h"<h~octl 

I Dro~•'l' FiJi!w! il ,..~, .. ~ Schodolt ~~ ?VC "~~•I '~" 

.W Or.., ~od<. tlun,rN>d, ~ort, cl.lrob\o, ..-.clhu•••""'"' >in olll•• 111d«•h,r'ogoomotori~ SAiU..-thillll'oOI. 

\1 1'110l~olorool. Tolhe"'l"~"'"'hol1hoitl>l>do<'I"Shodini !oftrloU.PI..,!•on¢PI¥1i"'J. Allpt¥1ino1"'iat'"'slbopro•i<!t4honottrtif~<ddi>o><tlr., 
""""I· Prnld•proolol <ort~i<>~m 

.1l SO<l Rtfortolnd•ld"l'tdloos O.lhl•>pocili;>~•~ 

,ll S..,.pt;.,..,.J,..,htlo,..,f.,,..n!olltO<•w~islol'n"ide~ttr.04ro•ill7<for>nMoii•·Y~•lld">l.';drowhi•loro~v•U•,I•ol•"'•Uy.ln"msoltZrl,or 
coohNI~"''•>Il•tol!ocli•tlf'''"""of1.1ai1ohtlot,...., .. tO.rn•....,•odsi<JnojolfOy(«<lfLodfroldsk•"lfnli"er''"lto0t<,.tolong.,....;,g).,.,l<osO 
l111<ltr1"~~ 

PART THREE SOFT LANDSCAPE DEVELOPMENT 

.1 Pn•rh..,fworkoo>ilt-proi"I..O.•O<i>ltuu..-pl"t!I'•'I"•9Sndi"~""h'"'""'londiC>POPI'f\•""lololioorol"l'"'n" 

.ll 0. ,..,. ~•l~cn lht toodS<"''< Af<~iltcl vll I•~ ITm or"'"' to '"'"~ 0"10<un tt~o ,..ttohoo '"" 11 1 •tart-•v ~ .. ~'f w1lh lho li!l<!S<'F'! lu-cl<loct 

.1 lioPmoi»M.<h<l,......,ir.olnntl>to..,..,.yolhor<lioroplj..,,O.Ubopomilt.O•ithio•"9'1•tiMf<!"ll'"i10i.lVdh"l'r"iowoflhoprop.,tdlf'cro>et..ootby 
th<Lilllhli!IOM<I'ilod 

~~/"' ~o tooml"oli •¥1•1'oni1hodtol r"'P'"""'"" ••~h I~Jo<t toovil01t...,;1 ,;LS.A.Corhf"O ,l;r\on<l ""l the"li~dt for Pl"'t A!>Pf'"'r.8gOth E~l"'\ 

~~.~·~~;:;;;:~~~;,.:',~";.::.-:{ ~~~.~~.~·~~::~:;..~:~: ~ llroc"t ollh .. ,.,.,t~• .. l•fthtflll><nonl pl.nhop·it hlhrt~pono~ •f tho 

UGRADI:S 
1 E•~.~ro><iljrodti•p,p.,..dlo«'?for~to•'l'lh>'Pt<if...:lin5"tio•l.S,Grwil'jMo~o•Supplf,h\o•. I(Jo.orop(,.thgi>i•~<>IO<id01elo"fshogtnos,prop•ro 
•~lo<l•pl"tinlv•dothfOt<!O.I•ri>IO>d<Ot.O .. tlol:pi>Oiinipl"" Sh'I'••W~rodttoolirinolofno•l'"oi'J"'t"'"'d'oolorolollltdt,-..f"!!,...driio•g•pl~ 

1 llo llopts ~ mm of J.t ~tlldl .W!If>Jo ,,,...,, :llopo to ~""WI Marn at 1.5~ ~Ill inhnol.s "'"ltu>. 
3 Scorily tliotlltn>Wgr•M-<ll.toty plior lopi><ing!r"•hgnodi,.. Ro-nilinto•l>ort!<l>kotartr>ffi< rntl:toi> '""~~" d•li"'!lh (onotrudionprocoob"tl 
Em.., 1~•1 ~I pluthg .,..., ,...,mooli>tt<Onlo~ ,n.,.\io1>t conpodi" tol;....,.d!l'1do~ 

~ Eli.,..,.t, •1¥\li"i ... ,.,. rro~ ~I fioi'.hod yoilt~ ''""" o , ... t~ frn. .. ~ ''" "rt"' 0111 conlor~ to ~""'" >~~o•• on tho t>nlol:lpt (tn,mg>. llo .. t '" .. ; 
Ai'irl<mllldorw,""9'><1"d<def....rbflt.oll.tl"'4"'po1it"'dord. 

:Z l(or~lndudt~ Sil~tmh~r>difl!ind ''""!'" ..-,;,>9'· ~hl!o~oo of "I dr~"''''''t...sdot~..tonlind><•popt.n>.Hot .. tot<b hs<~> ""'"""'I'"'""'""'"' hr 
toord'1HOOOI'if,COOI'imo<opool~orl<priortobd 

..t\ Coordnolo~IIOlldS<opo....,..9tWorlvHhr.olol•ltolhlo"9"-RtlorloonJ01"rl'Jilro•lnjs»d•ptdij<itlooSfor<OilOtcl;ono~olll"olr~n>9•••rl< 
1.2 DoltrM~Oon<tlotllionofoH~illi>;tutW.,onddrudurtsolldU"I<lor9f""'d"m'tlupriorh<omnoo<iojVorO,•h'<h"''1"tbtlocolodondr1•io!J01o0londu<lvorO 
.,.,r,,,..,.,IO>It""l~n•f..,.,uor<l..,ljtlolht<i Prolt<l.,i>li1gdrodW"t<OOdollltl'"'~"oridO.rupo"~toford"'1!1'<0us..t. 
:Zl Plont..-~,n. .. olo~ RoforloSt<li..,Jil,hot~~'9L'"d"'P"''"S!""'""" 

3!:>:otul"loo 
31 Dtfrtnt~and0><kfjii1911>\<0nf:wi(OWII~-r>jdOt1biodSj)O<Ifi<O!~ .. 
.Jl Utli"•O'J> Oil propor..t Hd, lM lot.,. •nd ,->do with ~uris •~oo!h Ond /roo ot "i' or 11"1' P""''" Eo"ro hrnl ol ""'pop< li 01 <<nl o<! ~itO lit~ t~roujl001l 1\111 
'"'91~ 
33 (o~"""'•l•ting ~~· atoutl•l 0/ld~r>«>ri""P'l....,.,<ir.m.n. 
.H Lot porhrohd p;,os •olh porfonhono1l lpn on4 ~I'~ po<ihoM 
3~ Hil<tjonl•h¢11inu"'"d""t•illlll~'h<:lur..-·o<lirt<!~•'-
3~ Doool~l••••+orloft•wlh'...,.,.,tl>oplp.,dlri19<'"'1r"l>oo"'opt.,,)l...,,.lbtE-9'ntor 
3.1 H>l<e ••torlljht <oModiiM I• ukl~j droi.,, no• ""'~'h"!l .. motu or <Oid>h~"' wlloro o>S<o!t< or •• do-o<lod >r Loo•:hcop• Art~t•d 
J.IPIOJIJjldn,.end>olpjp'"llhvoltr111fll<lt"'""l"P'-
J.! ,...,.,...,>lid <Om p;..~,t~ ;rain rodt;, •~lorn ~"" l>rors to'"""' lloplh<,. >h>•n in dtlol~ n'""""" IIV""" 
3.10 (o,.,.&-..,rodvdn,..._.,.,,filt ... dolfoi>P•llod5"'"""ns•;,;~,..f51'oo. 
3tl AmnP"ili••~"''9" 
3.11 hckf0lf1Ni14Uoftftll<h .. loof~dtd. 
J."B Prohd-.o..-.n.n .. n,.t>li>n<l<sio91"htht~o 

.l 5•Milropr.,entolr<t•..,ploolg-<WOlgn-~ropoo..tfor"'o"IMproJO<IIo'""'''w>d,.tloborot.,.y.Prorldol"lro....,tstoL•n.Gc'l'l.lr<MK!pno<"to 
pt~r .. tro"ltololod""" 
.t1 Fhr~<~propt<l~t>,%co•lont<>froul,>ind,1i.t,d•r•"<i"9"'<> 
.11 Aci<fi_trPH10I,noHh~softi•tors..,.....~·~•;lol>rn~g.,.;n-.,p,.;fi01rifl90. 
.t3 ~hi<OI!eHlsolpnllqllo>ndlr><o.t'"""''''"''"""'"'hooslor~rt;soo\.....,4oool> 
.t~ Corbon/lilrogonlo10L 

l> GR~\INiMt~M!SlJ'PLr All!i PLACEt'fl!T 
.I S•pply;lll""'in9no6o•"l''"..rrort,..,porlorn•otooFU>tC..Ir•d o. .. tto:od,tr .. oport"''l""''j!""i"!........,•"-•il"'""'llh.olihslru:lu-t;lllhlrht.. 
d..,.,..t 

1 S.pt"y ~~ !"''<"'! ..,;~., '""'!"'" .. rt\•<0<1 11 tho ooi ltd. Al'ltnlltd !r"V""!OidN~ ~"'t , ... t !Itt opoc,r~•'"' lor J""'"'! .,.d,.m n olo~nlld lo Tobto o .. For t~o 
,,; ... ,... .. 
1.1 ThorO<J;>Iyoixr"'f'ro<om.,.dotnt<ntotl>tMld01JII!•IIhoiJ"o""9l>t~•~ 
L2 5po<iotr.ltt<ll'll>trtqoifodlor•"'"'"'"t"'t'"""·R•f"'loh•i"!nol"for"'tr•rtl>nL 

3 PI•" tho ..,...,;,; ;rovog '"<No io oU I'•" and pl.., ling <rou. Spmd I'"'"' .,<fiio,;, IJiifom low• ool "'"·~~ ~-1~...1. "'" .. rrom "~odtfrto of 
<1"6"1"''" 

J. l'llU•• doplhoofi""'''!-.,Pi>ud ,.; '"''""'~to u~. 
J.lllo":'lr><R 
J..tl S.ododood,.<l;tolliv•~-----~-·----'·1'15!~ 
.J..tl N•upt .. tod~M'•'~~"""'4"•"'----~.1l'M\t..,j 
J..U !ir...,.dt.,oronly""'·iliof..,don9h..__ ___ !'lnSMI 
~~-:: ~ hr!l' :lloroilpito ____ , ____ ~--·--·""111l lo <oof•m to depl~ of roolb~t- widt~ >I!> II b;, ot tu•t t.i<o lh v>lth •I tllo ,.r ;,~ .,.;rh ""'" >hoptol 

.411 lnigoltd\owiL-~.---------------~-J"!mNil 

.4U G-....,;..,.,..,..,~----~---------~--trlmool 

.Ul l••owil11"tM<n>lk lrri,.ti<ol -----~~-ll"'ll~iool 

.1..1~ SllnJbL!"""'""H""'"-----·---1>"1llllrOIII 

.4_lSf,_,ill4'1'!:!""'-*''"'"----~li"'t70Qm""''.W•n<>odfor<d!oolod••lnrilycol'""'l'cdio""",;tof.,.tr.th<>ho"'J 

.4.l0 Dfplh,lodi1clude>1'1ot"IU-5<ionl>"'d"'orl~ltrf>b!lc 

.1..11 Muono•ll"¢oplhvo•ing~o6o•.,<opt•ll•"'"''"'dodfortr"'""'otonnpoiot~ 

.1 Flni!hod!l"'dushillcoolor~toltooolontiol\s""""••l""d""""«<dlito,r.,L 

.1 lionor.!-Ro..,.,srtnarmar•ooltdooli><dro•il'jsos"R"""'"''""·Troot.tlormdofOIO<I"ro';>gro.ubohl«n~!pn!poriJ\r.ooolth':l"oi«li><h..OnJOit 
boolmnbtootlojoorro•••>tld\"'"· 

1 Prop>rot~notSo.rll<.,_ ToSC.Lill"ld!<>PtSI¥>1irdct..,'IAro"(ll""ghyou/Sodionl.ll3 
1.1 Clo"'O~Ih"!l ... lb).,.<hooi<~nunoofdtbro.ororl!n~~onydi""';.,_ 
.l.l RoogMrgr.Otoorl""'to~lov/orn.ointon,.<tlpocif...:landforpo~tirtdtoin"J~ 

}. S .. d&'!'plyL T"l"!! All, .. <l""stO.ob!..,toll,n•r"ogo~o<l"t<'"pplio<>r<!V.~tbooMo.tl"m"'d..-odoll""'din<ool•i>onburO.,tlltfolto.-"!!i>lorn•t~~ 
J..IAnolyoi•oftO.,.,;.m.ro 
J..lPomnl"lo•lotch'OodtiP< 

.S S.od l'bhnAU nrioHu •hill h ,.rod .,,troogporfornonin rr,. P>cif~llorttr•"t >ridn.Wjo<t lod~nl..,plll"L 
71X!".rttjlUICJRtdFucuo 
JIJ!;A,.,,.\IIyo 
5~S.IomPtm>lli•lllyo 
5~Ktnlrly91oqm 

Forllidlt••.,.Arou•.,•IIIIXI\o"tof\;ildnoworovllhHordFu<"'ITt<nl..tcEmhlllitdi'lovor•l•ithtlordfmiiOOf"Jli"O-iPPfll"d.otor"\o. 

' fotNirnc. t'll!do1nl<~ utd<>g. Apply ><O"'lloi••Jnlhotk ~""-rtloos<forlillror wltfl ~.,lol..,l5:<:votor;~llbt•OIIt'!t"' >nd> fotwioH"'r.tio olll-•-"0-51~ 
Wplror..,.u<Oald,lll~!)lhoiW~bsi""I'~"!I!MdrlnOclllprUdOf". 

J S.t,nfA)plys•..t:>l>r>l<oii1101Hl110lb•/..:rtlwoiOo"cM"i:;\<pr"dtr.r•corpmt.uod~nloll!olopVI"IG"Iof"'I"IOJOHrc..,od. 

lll'l"'lboo•O<tin lh•n•nl.<tlp<t-'J'll"''tdbtthoL>ndmpoArthltctprl•rhb~ 

3 Fropar•l~n>MGro•"9litd••• 
31 i1ar-oi~Oil<j!(S-"""("'''trw•lh5o UJhGrn~ 
J.llfhonowottdi«~Atin"'"''fh~<n.t~t•• lionJ.IL>wn,l;rucSo<kkr<} 

A p,..to<hoo !M•totl!:itl.rWtorln•o!oHonoloo•ootc..,.iocoat tt.oloiJ>9•0I>n)IT"',>l!flb~OI'oll>tr$.,.tOj!libto"l"hlioo. Do..,toproysttdor....tch<n 
•t)><to not t>p<eltj to !1"" grus. P"'htl o>i•h•J silo ~'j)l>tllt, '"""'''·'' • i>j. r•tor""o p·~~~ ~""'onh, ~•""•" >Od stnJ<IINo f,..• dii>"J<. llh.,.. 
l,.l..,;utiono<c<rl,ro~"'' .. <ilg'O.rrJio"H'I><ttonof"'4l>f••in<'P!JrOlO<II>f dmpooArthlloct 

.S l'o.idJ•h~l ton:riotoiYi~wood filrtOI" '")'dod poporfilrtl•oi;r...:tlor h70r~ s~ ,...dy "' ol "'ritorifl! 'I'PUcolioo.lf.,;"i roqdod~"" ~•Iori~ 
,.,..,tdl~r.>lilshlolt"'ol)IX\IJI•OIINI.C .. f..-nlolt.l"ih''I"Sinlit4forn,t<l1-.lf'l<tnonl>. 

.7 .<1"'P""'h Uui14ntry rt>ndordhJdrooOcsotdtrl••l<horo'"'...,l•ilht~olonO•~..,.,.,r;r;o4br .,.jjontifot1t,..phlo orsli<l<or11fi" '"wonll>t 
"'"~,..nl. Tho hy~"lil; Sot<lerlnotchr oh.U I• up :obit tf ,.rfiCI<fll >9totion to n•• llton•l•<l•l inlo > h_!l<"...,"t'-"''1 ood to ~oioRn ltnl•"1' io • ,.,.,.r.to 
lt!tl~l•'WIU Thol~ch"JI'"""'"'d?'"'noulu•h.UI<npillltol'flllfio91ho••t.ri.>ls.otomtrourll•donJ"I'dn•. 
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Appl•<>l!onRot~ 

.1.1 dli><I>Jro• m~gthoi!ZIIhsf""' 
l..l forl1 11l0Jiho!JJI/tb,.{..,.,l :!I ~~.l:w• '""' \IOoro,.,...11td,owlrBtlh/oc,..l!ll(,t0.•11h.olj/"l'l•"«<l 

.1.1.1 At tho h.,. of Ttn<lorp o cooplot• ell~ I ol~l'""'"'"lsof lho ""1"'1"'odi><I•*ICJ.,.I<Il, 1:1<~~"• w>tor ok S!opod '~"'",.... t><~tf"" 

.H2 r.,.lil~on 
Ul.1 Ro"!1'Gro ... wo..,1"'Mf"";"" ~<""!'IY••thr"\111'-
.1.4.?1 t•nlth.,.olyd<•-"!la•prootd.< wdfo""t"'~f•i•ro<'""tndol~n'-

·' A«•rololta'"'""' Ill< ••"h~" or tO<hof thor.otoi~• <Mrtt«!hlo tho tonic t~flor ty om orbr itoMonlr 11<'91td ,,,r.,. of "'''"''11\!r>ttdv~ ..... 
mm~l<. no••lort~s>l1olll>ooddt4tolhtl:in~•~•iti•l>fin ojwilhntor.inlhofohwilg1tq'O'"'""'d.lorlitb:or. Ttoor~y oixlnl••~'"'""'-'""1 
Mlt<<""i"'l.>d¢novotororothr••lt<1ollol!twrl\u'~ Vo!lOIIuns lllhtt..,klor"'rtlhlllloll"!~llo,.._ 

.1l H•i>lon"'"' 5o~n ~~nt"'""illlo<ll.ttiJ•flor•ttof•i "'d<Ontin., for IQ dot• illorSo.lboli<Otiol(o•ploJQ, ~t~IU moptMbflht<Nnor. ~ ... so<d il lhr .. woli! 
O.ltfYoltwhert~ominolionb.,loiltdl'rolodl<dodlr"'l"•<loo:o>9•"ithltn~01"f•horl"o!t.,.f"""'omplo1ovi • ,.,f~!l' .. ••ro•i•hlc<fl••.,l>rltt 
""""· l(otor In suffi<lont ""'H~n to "''"''<loop ponoJnt~o 1M >I rr.~ .. nt llll<N>l1 to ~•111111 "li9o<•" qr .. th !»N 9"" "'""by tho o.n.r. It~ tho Owner'• 
""""dliUIJ!o~t•>ttroi"'"IT''"Itothtonlrod. 

.1) A<ttl'lll"l<t of lht R...,gt. Gr.,. Ar.,~ l'roporgorN>ot~nololl >po<ifid ,, .. ,>poe;,;, tho "'""""'"tr of tho l..-.ckup·• Cootrodor. Tho !I' Olft bo ,...,,..,, 
woRuhllio11od,wolhno1pp,..onl<ltodorb:irt•lolsi<ldohotll<rt"""'"lfrtoofvo..l•llo~tloodmi'ShndO"d,SodiM0tloO.tu""'tlo10II.IOp ti.Sixtt 
do7• olttr <W•I10Ii~ <~<~"'- ""' -!0\g tOt con~!~"' ..,.,, ~11 bo h~"' onr br tho G•ntc Aro" ....ttd ~Foil vi\ h ><<tptoO;, Spriog uo -~~ 11 ut ol 
I"'W"''S0"''~''"fdtdlhollh<>lmt<•O~tio"'lor><<<piW01ttllllflt<d. 

1 li"o•"'i Noli"" (o"'ll) v11l1 Sodloo 12~ lira•i>j !1.~<1'1. Pr~r to soOI~j. rt{lotsl 111 ~l)l<dion of 10. finlol>t<l pde, >nd dopt~ •od 11odihon ol !"""9 """""'by llo 
LiOdM1po,l;rc~l•d 

3 rneofSodd~r Sodfro~/lprilstloOdobtrlrl. f...-lhor,.t<"'i""'"'l~toi!"'"'"''"'"'IT't!l"''lhtl~•upoAr<hiltd. 

.4 Sod SUilllil· tdo"" lo .ttcondlttono o/DC.L;nol•"l'' ilood•rd. Stcl~nt ~.C.st..,Wd lorforlsrn•S•• 

.S Sp•CifidfiJIII'"mbJ>rU RtforloTibltZ~ow 

ll.ASSI IU•o.•~•ro:as,..tt¢Mll"'"...,"l'vnlourl>n 
;.,.IOJ>Mlll"h'jnc\od~gb"l"''rd!rm 

ll.AS5l &>oo-)WII:p;r~<,ir>do•lriol>n<i~1~Mion>llit" 

ll.ASSJ R""""'Gr"' 
51'(0~\. I

""'"''""'"~'~""······ ·-
1 hriHiw. R•for to Soc~on l.U Molori~• A"lr !Jl<ellitd fortilrOf" ot "'" ot.wol• lllt ttqlir..t s~l lost Apr:ty with • -~.ru"toprudor Culll•>h i>to sro•""' 
~·~~oi.IO<""tnH"Io<od<io<j ApplfStparohlyfr"'li>.o. 

1 5odd111J. Pttp"' 1••"t~, nm, ''"'""•<•lorloPICJwd L11 ood <i>!9"odv;lh ""~"' do<dyktltd, ...;I!Jwt .. orl•rP~!I'' IR''·'~oolhand ''"'"'thodjojn"'g 
r~" .... roUiijhllt \lot,.. tooOI;oio oolshrep.,tro~anoll' to<," tl-"\llcml (o~1 vilhrtqO ... I'Itnl>ol ICtond!!opoSI'"O..-d S.dk<II,B( St .... ;,-dl~r r,..fl'"m 

.l M'"'t"""~ Bt9" "'"''"""' n~•~•totr ill" "ddillCJ >n<tuot ... o lor 61 d•1• 1110f" Slil,hn~~ (onptolion •lid onlrl ><etpltol ~1 lho o.,.... Protoct 1odde<l .,..,. 
lron<bn'9'WIIhtoopmryviroori•'"'I<I><OS(~I•l<lih>is»•!o1>1tll>•niolikon"trllflh0.nor.ltohrto.Oion•~>t<ropondrotlon•ll"tol"l1-IO..l•t 
O>torYoluocu:nryl"""h"""IT""'nl;ro•l~loop!t"''"'t'tho9Jtoll>ol"voon1-V);"I~"'drl5<oiPro•id<oo'o;nloprolt<llonof.,ddod,....,,,,..,rd,.,.i" 
1>1hllhtlorfh.,honlikon.,orl>f0.""· Rop•""''"'"'l'i"'.,·""1'.0."'"'""'!· Amtlon~'fOOrt<ror..t•flnlhol"'dmrol.nMt<fl•pi"ll""'..-""90 
tr.-c.ghth•"'''""'<blio'qo•~·· 

.~ A«'l't""" of L,.n Aru" Th< t..-1 >ll~l btrOIS•n>btr .. ~ <SI>Ihl>td.lfltll no opp>ronl 0.•4 •r•t< "l>oro 1poh ....:t oh~l b. moon:1bly fru of v01d1 Ito H 
L>nd<<>p• Sto~>~>ri, ""'~'" u w,.,r'"'"" LO>ot liAppomnco] U•tl'l<rbiColo• ~ "'"""''! ror~o..r '""'~ '""' otkr coMtion> or conlr><l lor~d thoi- "" Allor tho 
to><oh>ol>o..,<o\ollm!h~o,,..n•••nho!tlotoncihooo•l>"••ill>ololooo"'"bytlloO.nor 

l Obh~ "''""' of L>ll;oc•p• Af<~loct Iorio) out ..,d )<"Opmtkln of pt..,u.,, prlor to <o•~"<....,l of ~"'lhj o,...t~n~ 

3 ll<h•<l<i••fborl•.,.;th,. .. thdundomod!kltl 

J.Tt•oofPI"'~ 
4.1 Pl.,tlrots,!llrlil>i<l<l,-""'d<Ol•""l11f,ri,gpiDodottr.lllro0"~11f..-""hvorl.>odolomir...:lb/l«~•.,ti>or<ooditiorrovllon>t.,..,I<Ondiliooo"'li.ol)'to 

"""''•""""IUod>Jiol;:ooolph•hlolh~rno•l"•lion. 

.S S"hod>nl• 

.5.1 AU pl>nl ~1hn~ oh~l tonltr~ to IMffqlhftO'lOnts •I lho ~ t l"d.I<>P• Shnjn. 1n edition l~! • ....Ct<• "'oodod bf dr>•nJ Phi!! 5m..doi<l or thl• >jlt<lf~olioo. 

.S.l1 Roltrloi~Li01lsnpoSI...,..d.5«~oo!,?l"t'.,;yr,.hnioniinSO<hon11,1ct.W.Sti<ldordf,.(ool....,.lirowoPionhfor"'o..._,t¥>1"ds 

.S.tl Rolor to Pld Sdlollio for 'ftdiK pld ¥lll<onh~or m .. ....t '""I'll •~h "q"""'"'h 

.5.1 ~~ .. t .. tor!alo\lh~odtr ... .,.• .. •~hlo"'"'"'d'""H''on6ho"'!ll'"lh!l'o••to.,.;lh>toodtho0lit<0ft.te. 

I> R••~ ... 
.l1 R010.•ollhe,...-totl...,~fi!'>4f•><•Utd~np-oi1tdoe>""IPrtr<fll"i>o"'!""'l"j'dionof"'7"'11pt"'+'<>!'lo<kot lh<llto. 

.1 ~uhioOiy 

.1.1 llrnof,.,.dlindcolnlhoLowuMmt¥1<1indfr»orVollol· RotorioPhnt ;.;l..rot•lor>nttdlf'•""'f"u 

.11 S"'pl]proofoflh•..,;ob<Oiyoii!Jospt<ifiodptontmolori~wiltin31<1i)>Oflhti><ifd•fthe(onlrod. 

.I Solb<lilut~r. 

1.1 O"tll~o •r~t .. '"''''~ of tho l¥>1hcopo ~rc~lod prior ro!l>ldog "1 ••>st~"t""' lo lht ,,..orlod ft•hn•L ~~o,_.,,,..,, •• .W.hloH•"' ~ilh roit<lod. 
1.1 Atlovo..r,;,oof5di.J>Iriortodofi,oryforrtq~HJ>llo.W>hl~t .. 
. IJ SWIIilollo!!SOI"tlliljo<;lloiiCL"ii<1PtSI1oditd-dofnit~nofCort~lionsoiA•oi>lllily 

.,P1.,.151>0<"'1Lmllor. 
,,,\ Pl>nlo WI! boiM to "'"" >r>d ollho h<ijl!t, <~lpo• 1nd <ito of root b~l " oloawn"' the 1"""""''"1' jll>o pi>Ot "r..<tJo. (olipor ol trm ~ to H tM i"l1XIol 
~ .... !rod< 
~o:/=!;t' opo61~d O(ltciu;, It>< tour,,. "'"'"" on tho l;o,<h<>po d,...;,,~ ~otify lonrb"'l' Arc~t"t it coomc~•J rock.,. Ul"ld<rgrouoj/norhod ""i~ ..., 

U llt•io!ionol ~"" pbnli>:; tout~ d\oni.J ~~ dlo><td ofl,..m...- of lit ptopostd dniot~o b) tho L>ndmptAr<Mt<l 

101 li•<OUh,.. 
1!1 1 Troos and lor,. ol!n.ll .. fl«•"to • """ ""'"'4 tr .. pit to tilo depth •~ tllo rooi"b~t «<d to •t lo><t t.r~o tho vidlh ollh• ft!OI~>IL AOin lhlt r .. st...r srodo;,. ot 
lllooM9n>l!'"idOIIIoltMW"(r>WOlt 

n nr~""~"'r""''""lHo!•., _ 
nr Pro•idt~'"'ogoof jll~!ingpits -.!>oro rmtt io.•••lopdtoodit~"'.brulo "'I lh,.;.tool lh,pt,.,lr.,.l'il lo •II•• ~.~,,. d•.noi'Pt: indin llil<oo4't"""-""'"'d 
l>r~ltthtroolboll.obo1010P,..;...,ll/Of" Noh!tlholuod<<_,tArd'wlt<lvll<n:lO.<Ir..,l'}:ofjlllnl,;;boltli11.,.,to.! 

.11 ll"'l~J••dfor1rii""JProcw..-o~ 
.tl.l Ptoot .~!ton "'d>hNb:i "'lb thttool•pl•«dillhtl"nol"<l'l'""ioj ,.,;r;,.,. lfblorlomt lo"" or...-.1 thtlop ollllol>o!l "'d "'~''"'1"" r"';"''"'· Oo ool pt.!! 
~~~p fro~ ,....,. tho loll Corohlly '"'"o<onloh<rs .,.;rooot i>Jori"l thorootboU .. Aller .. ttttd I• pt><~ \UI t•no. For Wt b>s!<ol~ <II, on~"""~ t.p I~<""' ol 

.111 fittho pl¥~t;,g b:otu bf g""' mi.j ll>o sro.,.;r.g "livo .,.,.,d lt>o root '''I•• i• i"]r;coll>yor~ Solllo ll>t \0~ dh ntor. Aid .. a u ro•wr.O h ... ot fmlh 
!lfid~ ltm,. '~'""'- \10on1/J of tt>o t•psolh,.btonplo<od, opplr lorN~ttr" ,..,,_nd.Obf thoro,...,; •~1 t•s! 1! tl><spto~ojroJ.,. 
.t!3 illlortpliOI<>jioindiutod..tj><tnllo""li>glrm,",.'P""'lmotomWolrl..-h><ooflhorootsr<lnorool...,!jr«<os•fill<hiT01~ 

.t!.4 Whorotro.,vo'"l'""""'·''"ide•clo'"'"t.Ucl>o4'Tili~~lllt)~.,..t ... crdo<e"lltrodonlllol"o. 

.0 St;i,<.jtllrtt" 

.0.1 U10 two 2"ll'1'i' >l•hu, unltn tup...,odd l>r Mci~ roqu~ ...... t .. Sot shkts""'l""' Z H.lo od. Do !\01 trilO >l•h l~oo1h roolb~t 

.ll.l.luY<thtlr .. <lflllil)Wiic>l. 

.ll3 T;.vithprt·'Pil"'td ""'''trtl>~ ftot """'I>Oljprop)louhklcltti, "'"•••.,.;dth n...\Y4"!. ~pprondprmhArborTIO -u~lobl• rr ... uoopRoo! 

.1)4 (ooil""'''"" om Ill. r,,.,,ot Got •lt~ltr,.l-IIT>oO ....,In 1•~ol. Dn" thr .. >hk" oq•obhor "''""~ lh troot~>j>lttoly hi..., jfodL 

.ll > Tr .. • I n .• on lim.,. Concroh Dod• Gor •• ,~~o., "'""~ tl>"" lu.-oon !n<o. Z'l<2"•4"f Wltd to tu '""'""' pouiblo doplh l1ilu~ of'''""" 
0 G 11;ir~>IIIM""''""'Ill "SlOIO 0'99-0JI!Oilfl~ 

,1(, p...,"""' 
."1\.1 LlTl<l P"""'9 to lht o~u • .., "" .. '"' I• "''"' load or ~IJrtd brucht~ Pt.,.,...., !ht oohrd dlmdor of Ill< piWll>, do 110! uri lilt tudor. u,. ool] du~ 1horp 
I...._ ltokoolt(llhctoonW\:f<ultol1lOb<"oO<h<~l,..l<o"niOO>M~ 5~•po•ll«l<d"'""""''""''"'"''" R'""'""""J<dft•t...,>L 

"f> ~.1<11'"9 

,r; 1 Hutch otlpl"~'l "'" with l'! tl<fll>ror of •lllch to !-Ill- l" I~- TS/1'001 Otp\~ (onfim ~><"""! of .U<h 0, """ (>Otlod "Uri>J!"odcmr Aro.- on <>->•hg~ Hutch o 
J II. (!l~oal d~"'l" <itdo"...-.1 ln:o<i>lolm,...,.,r.,..,,,,..., O<Jgt. 

.16 A«ophou 

.161 n, trlilllioOoool of ott~~~~ noltr~l ~ tho "'~'"~~~ly of I~< l~doupt (onlrt<l<' 

.fl Pl>n!Miltri>tM•~Ion..,co. 
.fit H•iol~n 111 p~,.t ~•lonol for •~ d•f• lfiOf"lond"''" vor\ ~ .. r<eoind • torhiK•I• of C•"'llot~ .. 
fll Wolorin!f (oofor•lo9.C l...t"opoSIMrd,S"I"lo<!O:U-II•~O.,iO>~!I<fll"">llyufollo•~ 
Til.\ \(ohr t"llJlplo..,nhoh.o->1 toinf>ll Nd\ lh1tlh! <oi ..,;,lu', l"'ltnt I• koptlo >lX lo11~% of ~tiO Ci~Oif. ltoltr to l1le Ml do~lt!Of 1t1o root mt wh ~"" 
n..o..,...;o.rupoo>~t.to,.pp!JvUor•lnot~lroc.,ttotr,.(,.lril<t Confint"'""'''"'torpriortobt¢MI"'l"ort. 
.113 Uso IPI"''fi>loO/o""" to ,..,).o!po<l< or <iouno41~>~ng pl;o,l n•tori•L CMply vllh i~laul l"~•hhJI">r<l r-i"""'• for<ht•kol control. 
.11.4 Pl.,hut.,.Hol """~fob to '""" •b:ill bo rtplocod" tl>o '"I ow<•P"'t~ ,..,,. .. dotom~od bt lilt Lond"~' Artf<l«t 
.TI.S R.,~rlrttj•ord•.•t~.~M"~"·"!I<'~"'"'I 
116 """"~"''""''t~"Y••tdtro~lAill"""""'""l.lt.L"'olo<opoShnWd.Ch•lltrlll 
11111>i1!>i1ndthlo>(locifotddtpiN. 

"AI Pl~<>tlf"""lf 
"All H>j>lo<o1U<•"•II.ti1Ciorypl"t••l.rnl"<optlhol0do.•9nl..t"$tlo<...,-l.,.,ponodol...,.\1f)o"ifllflilo(or!ifotoof(ooptot;,.RopiO<t111on"tl•lociO<f 
pt'"l mohrl>l olo:Li~lt¢ "S10<ioon" for • ptriod •I l•ol1ltt"t •Htrll>o Corl~~olt o1 C••,tot~~ R11i«o >U 1>1WI<sl><l•ry \on> ,...W.Os "'d ,..,t.,._.. !o rop\><• 
rr,., • ..,tilhtopt<ifll!dr>.riort•«l>jl!•l•~d"lisf..:l"''toU .. land«~Ardlit<et.SodJ"'ll"'.....,r.n.nboo.Wit<ltolh':nolifJGiioo,i"pod'"''"4'"""~" 
'lJO<Ifltdlorthtong<10lpl"'t~g.1tllf;looillOt<O"HM•'"'rt"lolho(ootr><l. 
"111 ThO>tPI.,h,idotllifooduh>r<IJ><II!oin"''"'"olth<CJOod•D'I'ortnonloiAJric\ilturoht1olclmforll>tmo.sl"~b7tlloL>ndouptArd111o<:l>nd~otoii.OI>) 
11ltL>II<Isc>po Cootrntorw~rn,,..ldlltdlhr..q.bolo• nom~>! ltmj>tro~mlbt!ow tho '"'"l' oltht."t'"''...,""" tooper•toros olfD~I1r«ordodlnlht ill> 
coocornod, n llltt.,t liynr<l ... ~n•lbooro,l><td •rtbo•tco.tolrophc....,tbo""~f !boO""''· 
j~,:~r:.~:::: btr"'OUt..tdur"''ittlolttrpi<t •I lhtnrrooly yowrng """"- ~II pl"'lnolornhhoxnt•tUO.,tl•podfolioj<.hoo,l.llly !f'l><lh .,.;~udlor"""J. Yll\ 
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liJ. For•Uptont••t""',tilol•n41Gjlo.lrc~ltd,..,.IY .. II!tr>gl!tto"t'"dlho(ontr>elor"oroopo.,bml] lor,...I!Of"!I"'Wif19"""'1f.nlaopi~OO.loo\do"IOJlO"! 
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37.75' [11.5m] 
2 

IBLDG.AI GROUND FLOOR 

3 
46.58' [14.2m] 

§l Placement locations of electrical outlets: beside window, 
bottom of :;;toirwoys, be:;;ide toilet, above external doors 
(outside and inside), on front face of kitchen counter, 
within proximity of control centre for smart home 
options.Upgrade to four-plex outlets in master 
bedroom, home office, garage, and recreation room. 

CONVERTIBLE UNIT: 
OOOR AND DOORWAYS 
- ENlRY DOORS ARE A MINIMUM 66:3mm UT IDEALLY 9!4mm AND HAVE CLEAR ACCESS. 
- ENlRY DOOR CLEAR EX1ERIOR Ft.OOR SP CE MIN. 1220 mm DEP11i BY DOOR WlO"!H PLUS 600mm 

ON LATCH Slt>E {NOT NEEDED IF ROUGH N WIRING PROVIDED FOR FUTURE AUTOI.1AllC DOOR OPENNER). 
- INTERIOR DOORS 10 MAN UVlNG AREAS, l 9Al'HROOM AND 1 BEDROOM, MIN. 800mm CL£AR OPENNG 

WllH fLUSI-l Tt-IRESHOLDS MAX 13 mm H QHT. DEMONSTRAlE \'IHEELCJ-IAlR ACCESS BETWEEN THE HALLWAY 
AND ROOMS AND WlDE:N HAI.LWAY AND R DOORWAY($) IF NECESSARY TO SECURE ACCESS. 

: ~~N_~~R H1t:.Ro~~J 'ZifU~0g~[3 COMPLY WITH BC BIJII..D!NG CODE. 
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1-CAR PARKING 

18.00' 
5.5m 

PLAN 
LEGEND:~ RECEPTACLE OUTLET 

NOTES: 
Typical aging in place housing features include: 

stairwell handrails; lever type handles for plumbing fi xtures and door handles; 
solid blocking in washroom walls for future grab bars beside toilet, bathtub and shower. 

"Aging-in-place housing features are to be installed in all units" 
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IBLOG.AI MAIN FLOOR PLAN 
LEGEND:~ RECEPTACLE OUTLET 

NOTES: 

e1 Placement locations of electrical outlets: beside window, 
bottom of stairways, beside toilet, above external doors 
(outside and inside), on front face of kitchen counter, 
within proximity of control centre for smart home 
aptians.Upgrade to four-plex outlets in master 
bedroom, home office, garage, and recreation room. 

IBLOG.BI 

Typical aging in place housing features include: 

stairwell handrails; lever type handles for plumbing fi xtures and door handles; 

solid blocking in washroom walls for future grab bars beside toilet, bathtub and shower. 
"Aging-in-place housing features ore to be installed in all units" 
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IBLDG.AI UPPER FLOOR PLAN IBLDG.BI 
LEGEND: ®I RECEPTACLE OUTLET 

NOTES: 

Typical aging in place housing features include: 
stairwell handrails; lever type handles for plumbing fi xtures and door handles; 
solid blocking in washroom walls for future grab bars beside toilet, bathtub and shower. 

"Aging-in-place housing features are to be installed in all units" 
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46.58' [14.2m] 

CONVERTIBLE UNIT: VERTICAL CIRCULATION 
-STAIR LIFT, STAIRCASE WIDTH, FRAMING SUPPORT, AND LANDINGS, 

AS NOTED ON FLOOR PLANS IN COMPLIANCE WITH MANUFACTURER 
SPECIFICATIONS. 
OR 
VERTICAL LIFT, DEPRESSED SLAB AREA, AND LANDINGS, 

CONVERTIBLE UNIT: 
DOOR AND DOORWAYS 
- ENTRY DOORS ARE A MINIMUM B63mm UT IDEALLY 914mm AND HAVE CLEAR ACCESS. 
- ENTRY DOOR CLEAR EXTERIOR FLOOR SP CE MIN. 1220 mm DEPTH BY DOOR WIDTH PLUS 600mm 

ON LATCH SIDE (NOT NEEDED IF ROUGH N WlRJNG PROVIDED FOR FUTURE AUTOMATIC DOOR OPENNER). 
- INTERIOR DOORS TO MAIN LIVING AREAS, 1 BATHROOM AND 1 BEDROOM, MIN. 800mm CLEAR OPENING 

WlTH FLUSH THRESHOLDS MAX 1.3 mm H IGHT. DEMONSTRATE WHEELCHAIR ACCESS BETWEEN THE HALLWAY 
AND ROOMS AND WIDEN HALLWAY AND R DOORWAY($) IF NECESSARY TO SECURE ACCESS. 

- All INTERIOR THRESHOLDS WlTHIN UNITS COMPLY WITH BC BUILDING CODE. 
- LEVEL- TYPE HANDLES FOR ALL DOORS. 

CONVERTIBLE UNIT: BA THROO {MIN.1) 
-TOILET CLEAR.._flQOR SPACE MIN. 1020mm AT SIDE AND IN FRONT. 

r-- --WACleloCi<ING FORFUlruRE GRAB BAR INSTALLATION AT TOILET, TUB AND SHOWER. 
I REINFloR X1t" S LID LUMBER IN All BATHTUB, SHOWER, AND TOILET LOCATIONS. AS NOTED ON FLOOR PLANS IN COMPLIANCE WITH MANUFACTURE 

SPECIFICATIONS. FRAMING TO ACCOMMODATE SHAFT CONSTRUCTION 
WITHOUT IMPACT TO SURROUNDING STRUCnJRE. 

-'\c,---------f-rt-+frilt--kE-I'<bt-"""' Etf~uR LU~~~~~O~X~~Jr5S ARE INSTALLED ON ALL SHOI'IC:R FAUCETS. 

1-CAR PARKING 

CONVER118LE UNIT: GARAGE 
-MIN. 1 ACCESSIBLE PARKING SPACE 

WITH MIN. 4m GARAGE WlDTH. 
-ACCESS FROM GARAGE TO LIVING AREA 

MIN. 800mm CLEAR OPENING. 

W/ 1 BIKE PARKING 

GROUND FLOOR (BLDG-B) 

47.33' [14.4m] 

SECOND FLOOR (BLDG-B) 

-CABINf:rS U TH !SINK S) ARE EASILY REMOVED. 
_-QP@~TR...h_Tg_BA ti_AlJP_2H WE_B .£..0lTROLS ARE ACCESSIBLE (LAYOUT OR FIXTURE PLACEMENT} 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: June10, 2016 

File: DP 15-716268 

Re: Application by Oris Developments (Hamilton) Corp. for a Development Permit on 
23241, 23281 and Part of 23301 Gilley Road, and Part of 23060 and 
23000 Westminster Highway 

Staff Recommendation 

That a Development Permit be issued which would permit: 

1. The construction of a 69-unit mixed use building on 23241, 23281 and part of 
23301Gilley Road, and part of23060 and 23000 Westminster Highway on a site zoned 
"Residential/Limited Commercial (ZMU29)- Neighbourhood Village Centre 
(Hamilton)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to relax the requirement for one (1) 
on-site, medium size loading space. 

~tb]i</4: 
W~eQ aig 
Direct,lr of Deve 

/ 

; 

MM:blg 
Att. 3 --. 

5036252 



June 10, 2016 - 2 - DP 15-716268 

Staff Report 

Origin 

Oris Developments (Hamilton) Corp. has applied to the City of Richmond for permission to 
develop a 69-unit mixed building occupying 23241, 23281 and part of23301Gilley Road, and 
part of23060 and 23000 Westminster Highway on a site zoned "Residential/Limited 
Commercial (ZMU29)- Neighbourhood Village Centre (Hamilton)". The existing dwellings 
will be demolished and the lots will be consolidated into one lot as a condition of rezoning (See 
Parcels 2 and 3 on the attached Development Permit Plan DP15-716268- #2). 

The subject site, Oris' Parcel2 project, is being rezoned from "Single Detached (RSl/F)" to 
"Residential/Limited Commercial (ZMU29)- Neighbourhood Village Centre (Hamilton)" under 
Bylaw 9262 (RZ 14-660663). The Parcel2 site will include a mixed-use, four-storey building 
located at the comer of Gilley Road and Westminster Highway, with 932m2 (10,030 ft2

) of 
ground-level retail and 69 residential apartment units. 

Immediately to the north, Oris' Parcel 3 project is being processed concurrently with a rezoning 
under Bylaw 9261 (RZ 14-660662) and a Development Permit application (DP 15-716274). 
Parcel 3 includes a four-storey building that provides a continuum of senior's accommodation 
and care with a total of 130 units. 

The two (2) buildings on Parcels 2 and 3 are connected in that they share a common driveway, 
and have connected parkades with shared parking. The buildings also have shared indoor 
amenity space on the adjacent Parcel3. 

Together, the Parcel2 and 3 projects are the first new developments within the Hamilton Area 
Plan's Village Centre. The above zoning amendment bylaws for these projects received third 
reading at a Public Hearing on September 8, 2015. 

As a condition of both rezonings, the applicant is also entering into a Servicing Agreement 
(SA15-617692) for significant improvements to Westminster Highway and Gilley Road, 
Riparian Management Area (RMA) habitat compensation works, and building a sewer main 
extension to the existing Gilley Road sanitary pump station. · 

The applicant is also completing a habitat compensation plan for the removal of the ditch and 
riparian vegetation within the RMA that extends 5.0 m (16.5 ft.) from either side ofthe ditch on 
the north side of Gilley Road. The compensation plan includes replanting and removal of 
invasive species from the Queen Canal. The Servicing Agreement provides for a rainwater 
infiltration system located within the treed boulevard on Gilley Road which will direct overflow 
to the Queen Canal. The City will also be coordinating its replacement of the Queen Canal 
drainage culvert under the Westminster Highway and Gilley Road intersection with the 
applicant's servicing works. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 1) for a 
comparison of the proposed development data with the relevant Bylaw requirements. 
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Background 

Development surrounding the subject site is as follows: 

• To the north, single-family dwellings zoned "Single Detached (RS1/F)". This area will 
be redeveloped with a four (4) storey, mixed-use building on Oris Developments 
(Hamilton) Corp.'s proposed Parcel3 (DP15-716274). 

• To the south, a shopping mall fronting onto Gilley Road zoned "Community Commercial 
(CC)" and has been designated as "Neighbourhood Village Centre (Retail and Office 
with Residential Above 4 Storey 1.50 FAR)" by the Hamilton Area Plan. This area will 
be ultimately redeveloped with up to four (4) storey, mixed-use buildings. 

• To the east, single-family dwellings zoned "Single Detached (RSl/F)" and has been 
designated as "Neighbourhood Village Centre (Retail and Office with Residential Above 
4 Storey 1.50 FAR)" by the Area Plan. This area will be ultimately redeveloped with 
further four (4) storey, mixed-use buildings. 

• To the west, a vacant, former fire hall site fronting onto Westminster Highway zoned 
"School and Institutional (SI)'' and has been designated as "Neighbourhood Residential 
(Townhouse 0.75 FAR)" in the Area Plan .. This area will be ultimately redeveloped with 
townhouses. 

Rezoning and Public Hearing Results 

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

• Improve the grade difference between the public sidewalk and the main level of the building 
along Westminster Highway to address the objective of achieving a comfortable height 
transition. 

• Provide adequate landscape screening of the projecting parkade. 

• Provide adequate animation of the streetscape and application of CPTED principles. 

The Public Hearing for the rezoning of this site was held on September 8, 2015. No concerns 
about rezoning the property were expressed at the Public Hearing. 

Staff worked with the applicant to address the above-noted urban design issues in the following 
ways: 

• The large expanse of the lower section of the building's west elevation facing 
Westminster Highway was broken down in scale with varied architectural and landscape 
treatments to provide for an improved pedestrian environment and screening of the parkade. 

• The terraces, stairs and landscaping at the northwest corner of the building at 
Westminster Highway and Gilley Road were revised to provide for a better connection 
between the retail storefronts and the sidewalk and improve the exterior pedestrian parkade 
entrance. 
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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 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is in general compliance with the 
"Residential/Limited Commercial (ZMU29)- Neighbourhood Village Centre (Hamilton)" zone 
with the exception of the variance discussed below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Relax the requirement for one (1) on-site, medium size loading space. 

(Staff supports the above proposed variance as it will also avoid an on-site loading space 
which would interrupt the pedestrian-oriented streetscape and adjacent storefronts 
envisionedfor the Gilley Road High Street. To facilitate the relaxation ofthe on-site 
loading space requirement, staff have designated a section of the parking lane on Gilley 
Road as a loading zone which is identified on the Servicing Agreement plans. This zone 
will be in close proximity to the street-oriented storefronts and residential building 
lobby. It should also be noted that the garbage and recycling vehicles will not utilize the 
on-street loading space; the short-term garbage I recycling holding area is adjacent to 
the New Road on the adjacent Parcel 3. 

Other Staff Comments 

Development Access and Streets: 
The proposed mixed-use building on Parcel2 and adjacent seniors building on Parcel 3 to the 
north will be accessed via a common, private vehicle driveway entering from Westminster 
Highway that will be extended through to Smith Crescent as future parcels develop to the east. 
This common driveway is designated within the Hamilton Area Plan as a Shared Street with a 
statutory right-of-way (ROW) to ensure local public vehicle and pedestrian access with 
maintenance by the future owners of the Parcel 3 development. 

This Staff Report references the publicly accessible, privately maintained "New Road" as is 
included within the Development Permit plans and Rezoning Considerations, which then will be 
officially named through the City's road naming policy prior to issuance of the Building Permit. 

Westminster Highway: The applicant will complete a number of improvements to 
Westminster Highway through the Servicing Agreement. It should be noted that 
Westminster Highway is to remain at its current 1.0 m (3.3 ft.) elevation. The major 
transportation improvements include, but are not limited to: 

• A 1.8 m (6.0 ft.) wide on-street bike lane, new minimum 2.5 m (8.0 ft.) wide off-road 
multi-use pathway/sidewalk with a landscaped boulevard in sections, on the east side of 
Westminster Highway. 

• A bus lay-by and pedestrian shelter that occupies an expanded 5.0 m (16.5 ft.) wide 
section of the sidewalk near the Gilley Road intersection. 
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Gilley Road High Street: The applicant will reconstruct Gilley Road to create the High Street as 
envisioned under the Hamilton Area Plan. The road will rise up at a 4 (four) percent grade from 
the current 1.0 m (3.3 ft.) elevation at Westminster Highway to 3.5 m (12.0 ft.). This raised 
elevation allows for much of the Parcel 2 parkade to be constructed below finished grade and 
provides for retail store fronts to be at or easily access from street grade. 

The Gilley Road High Street design will include: 

• A 3.3 5 m ( 11.0 ft.) sidewalk on the north side of the street with street trees and hard 
landscaped boulevard strip that allows for rainwater infiltration designed to be 
compatible with the proposed urban, commercial High Street. 

• Resurfacing the entire block from just west of Westminster Highway to the ultimate 
3.5 m (12.0 ft.) grade at the middle of the block, with an interim grading and resurfacing 
back down to the current grade at Smith Crescent. 

• Intersection improvements with a westbound left-tum lane onto Westminster Highway 
southbound. 

The proposed High Street Plaza and a north-south greenway on the east side of the project site 
are secured with a statutory right of way (SR W) for public pedestrian access. There will be a 
crosswalk built at the High Street Plaza which will cross Gilley Road, leading to a similar 
planned plaza on the south of the road. 

Parking: 
The partially below-grade parkades for Parcels 2 and 3 will be connected, with vehicle access 
being provided on Parcel 3 and the New Road as discussed above. The proposed parking meets 
the requirements in Zoning Bylaw 8500 as follows: 

• Parcel 2 is provided with 1 06 parking spaces for the apartments in excess of the 104 
required spaces. 

• Eighty-two (82) of parking spaces are located on Parcel 2 and 24 of spaces are located on 
Parcel 3 within its connected parkade area. This includes four ( 4) tandem parking spaces 
to be secured with a covenant, as a condition of Development Permit issuance, that 
ensures that each pair of tandem spaces is assigned to the same unit. 

• Parcel 2 also includes 3 7 shared commercial/ residential visitor spaces in excess of the 
30 required spaces. 

• Parcels 2 and 3 will have easements registered on Title to provide for shared access and 
parking. 

• The project's one (1) medium-size (SU9) loading space is proposed to be located on 
Gilley Road instead of being provided on-site as provided by the variance as discussed 
above. 
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Tree Retention and Replacement: 
Twenty-two (22) trees are proposed to be removed from the site as the proposed building 
parkade will occupy the entirety of the site to provide the necessary parking. The applicant has 
submitted a landscape plan for the Development Permit that identifies 45 trees to be planted on 
Parcel 2. This meets the replacement tree ratio of at least 2:1 to compensate for the 22 removed 
trees. 

Common Amenity Space: 
The adjacent proposed seniors building on Parcel 3 accommodates the subject Parcel 2 mixed­
use building's indoor amenity space as follows: 

• Space Shared between Parcel 3 and adjacent Parcel2: 321 m2 (3,458 ft2
) of shared 

indoor amenity space, which includes a pool and exercise room. 

• Amenity Room for the use ofParcel2: A 69m2 (741 ft2
) amenity room for use of 

residents of only Parcel 2. 

There will be a requirement for registration of an easement on Parcel 3 to ensure that residents of 
Parcel 2 are provided with shared rights of access and use for the above amenity spaces as 
provided under the Rezoning Considerations. 

Common Outdoor Amenity Space: 
The proposed outdoor amenity space on Parcel 2 occupies 682 m2 (7 ,340 ft2

) on the north side of 
the building and which includes a treed common, large play area and common patio space. 

Affordable Housing: 
As condition of rezoning, the applicant has agreed to provide affordable housing units in lieu of 
the affordable housing cash contribution for both Parcels 2 and 3. 

The three (3) affordable housing units will be secured by a housing agreement and covenant to 
ensure they will comply with the minimum unit sizes, tenant eligibility and rental rates specified 
in the Affordable Housing Strategy. The proposed affordable units, identified on the 
Development Permit plans, include two (2) one-bedroom units and one (1) one-bedroom and den 
unit. The units have a total combined floor area of 163 m2 (17 ,545 ft2

), in excess of the 159 m2 

(1708 ft2
) minimum provided as a rezoning condition. 

Advisory Design Panel Comments 

The Advisory Design Panel was held on May 18,2016. A copy ofthe relevant excerpt from the 
Advisory Design Panel Minutes is attached for reference (Attachment 2). 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 has four adjacency conditions: Westminster Highway, the Gilley 
Road High Street under the Hamilton Area Plan, the proposed north-south greenway and the 
Parcel 3 seniors building to the north. Specifically, these adjacencies include: 
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• The Westminster Highway frontage has a significant elevation difference between street 
level, which is at 1.0 m (1.3 ft.), and the building's first floor, which is at 3.5 m (11.5 ft.). 
The grade difference is addressed with landscaped terraces which screen the building's 
parkade. . 

• The Gilley Road High Street building frontage has a diminishing grade difference ranging 
from 2.5 m (8.2 ft.) at Westminster Highway to 1.0 m (3.3 ft.) at the High Street Plaza. 
This results in a situation where the retail frontage is at street level at the High Street 
Plaza and above street level at Westminster Highway. This grade change has been 
managed with a terraced planter and wide, staircase at the Westminster Highway I Gilley 
Road comer. 

• The north-south greenway and the High Street Plaza are on the east side of the building at 
the podium level. The podium is 2.5 m (6.6 ft.) above the adjacent lots which are planned 
to be redeveloped with a similar form of development in future project phases. In the 
interim, grade transitions to the existing single-family lots on the east side of the building 
(designated by the Area Plan for future four-storey redevelopment) are addressed with a 
sloping landscape berm. This berm will be included within an easement registered on title 
of the adjacent lots in favour of Parcel 2 as a condition of issuance of the Development 
Permit. 

• The building's north side courtyard, which is at the podium level, opens out onto the 
adjacent Parcel 3 seniors building courtyard. Together, they create a large, sunny open 
space between the buildings. 

Urban Design and Site Planning 
• The building is primarily residential with ground level retail spaces that face the Gilley 

Road High Street. The store fronts wrap around to face the High Street Plaza to the east 
and Westminster Highway to the west. 

• At the retail level, the building is set back 1.5 m (5.0 ft.) from the property line and public 
sidewalk to allow for additional semi-public pedestrian space and smaller outdoor display 
and seating areas. Access to those retail spaces elevated above Gilley Road is provided by 
a level walkway that runs along the storefronts and ends at an outdoor patio terrace and 
the staircase down to Westminster Highway. 

• The proposed High Street Plaza and north-south greenway on the east side of the 
development podium provides pedestrian circulation for the proposed and future 
developments to the east and north. It also provides access to the residential lobby and an 
elevator to the parkade below. 

• Common outdoor amenity space is provided for the residents on the north side of the 
building in a private courtyard. This courtyard and the adjacent Parcel 3 courtyard include 
a shared pathway leading to both the north-south greenway and Westminster Highway. 

• The parkade vehicle entrance for the development is accessed through the adjacent seniors 
building parkade and the New Road on the adjacent Parcel3. The parkade includes the 
garbage and recycling spaces. 

Architectural Form and Character 
• The building's facades are articulated with a variety of massing components, projecting 

and inset balconies, and material and colour changes. 
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• The building elevations include beige vinyl siding with reddish-brown and dark gray 
cementitious (Hardie) panels to accentuate horizontal and vertical elements ofthe building 
fayades. 

• The commercial retail space facing the Gilley Road High Street wraps around to face the 
High Street Plaza at the southeast building comer and Westminster Highway at the 
building's southwest corner to provide more animation and pedestrian activity in the 
prominent locations. 

• The ground floor commercial retail units have large glass store-front windows set into 
walls clad in black ebony brick protected by large glass and metal canopies. 

• The second, residential floor is set back further at between 2.0 m (6.5 ft.) and 5.0 m (16.5 
ft.) to provide for a large terrace and a stepping back of the building. 

• Numerous balcony columns and sections ofthe soffit above the balconies are clad with 
brown stained wood to further accentuate the building's facades. 

• The residential balconies are enclosed with glass railings accented by horizontal metal 
banding. 

• The roof line is articulated to provide visual interest with a variety of projections and 
raised areas that are intended to emphasize the southwest and southeast corners ofbuilding 
facing the Gilley Road High Street. 

Landscape Design and Open Space Design 
• The building's elevated podium at 2.5m (8.2 ft.) above the existing grade on Westminster 

Highway to the west has been addressed with two general types of interface treatment of 
the area between the building and public sidewalk. These two (2) treatments alternate 
between two (2) and three (3) terraces, and provide for an alternating pattern which breaks 
up the massing of the terraces along Westminster Highway. 

• The southwest corner of the site at the Gilley Road/Westminster Highway intersection 
includes adjacent broad stairs respectively leading down to the parkade and up to the retail 
patio terrace. The grade difference between the walkway and streetscape has been well 
addressed by a ledge stone clad planter with inset wood seats topped off with a glass 
railing above. 

• The publicly accessible High Street Plaza connects Gilley Road High Street to the north­
south greenway. The plaza is designed to provide for a pedestrian node on the 
Gilley Road High Street with a public meeting area, and a semi-public outdoor dining area 
adjacent to the building's adjacent retail space. The plaza is planned to be doubled in size 
with the future adjacent mixed-use development to east. At such time, public art and street 
furniture would be provided for the enlarged plaza. The 2.5 m (8.2 ft.) wide north-south 
greenway concrete path will be widened by the future adjacent developments to the east. 

• The large north "L" shaped courtyard provides the main amenity space for the project 
which includes the following outdoor living elements: 

o Outdoor kitchen. 
o Seating areas. 
o A large, custom design-build play structure made of natural tree bows. 
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Crime Prevention Through Environmental Design 
The proposed development includes the following design elements that support CPTED 
principles: 

• The building elevations facing the north-south public greenway, High Street Plaza and 
·adjacent streetscapes have a substantial number of patios and balconies that provide for 
visual surveillance. 

• The internal courtyard and pedestrian mews between the subject building and the adjacent 
Parcel 3 building include landscaping that provides a balance between privacy for 
residents and visibility onto the common pathways. 

• The courtyard and the north-south greenway are separated by a gate and landscaping that 
prevents entry of strangers, but still provides for visibility. 

• The project includes a lighting plan with lighting of private and public areas on the 
north-south greenway. 

Accessible Housing 
• The proposed development includes 41 basic universal housing units that are designed to 

be easily renovated to accommodate a future resident in a wheelchair. These units are 
required to incorporate all of the accessibility provisions listed in the Basic Universal 
Housing Features section of the City's Zoning Bylaw, and are permitted a density 
exclusion of 1.86 m2 (20 ft2

) per unit which the developer it utilizing for the project. 

• All ofthe proposed units incorporate aging in place features to accommodate mobility 
constraints associated with aging. These features include: 

o Stairwell hand rails. 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside 

toilets, bathtubs and showers. 

Energy and Sustainability 
The applicant is proposing that the development be LEED Silver equivalent with a rating of 52. 
The LEED Silver equivalency is based the following identified sustainability measures as 
included on the initial LEED Project Checklist (Attachment 3): 

• Providing on-site geothermal heating 
• Water efficient landscaping. 
• Dual flush toilets and low flow faucets. 
• Low-E glazing on all windows. 
• Energy Star appliances. 
• Recycled and regional materials. 

The applicant is proposing the above elements which are intended to be included in the detailed 
architectural and engineering plans at time of building permit application. The applicant has 
constructed a number of projects with geothermal heating in Richmond. The provision of an on­
site geothermal heating system, however, is not secured through registration of a restrictive 
covenant on title or other means. 
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Conclusions 

The proposed mixed-use building on Parcel 2, along with the adjacent Parcel 3 seniors building, 
constitute the first two (2) Development Permit applications to be considered under the Hamilton 
Area Plan. 

The proposed four-storey building is consistent with the intent of the Area Plan's Neighbourhood 
Village Centre (Retail and Office with Residential Above 4 Storey 1.50 FAR) designation and 
Development Permit Area guidelines. 

The subject developments provide the basis for creating the Area Plan's envisioned pedestrian­
oriented, mixed-use Village Centre. The proposed development also establishes part of the High 
Street Plaza and the north-south greenway as part of the Strollway network provided for under 
Area Plan. These improvements are at the core of creating a pedestrian-oriented Village Centre. 

Given the above, staff recommends that the Development Permit for the proposed project be 
issued. 

j)i~ 
Mark McMullen 
Senior Coordinator- Major Projects 
(604-276-4173) 

MM:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of$547,733. 

• Registration on title of an easement extending for a depth of 5.0 m (16.5 ft.) on the lot (Rem. Lot 125, Plan 
45199) immediately east of Parcel 2 in favour of the owners of Parcel 2 to allow them to install, maintain and 
remove a landscape berm which includes soil, landscaping, irrigation and drainage as may be needed on these 
adjacent lots. 

• Registration of a legal agreement on Title ensuring that where two (2) parking spaces are provided in a tandem 
arrangement both parking spaces must be assigned to the same dwelling unit. 

• Registration of a restrictive covenant on title that requires prior to issuance of a Building Permit, that the owner 
would submit a construction traffic and parking management plan to the satisfaction of the City's Transportation 
Department (http://www.richmond.ca/services/ttp/special.htm), and which addresses: 
o For the 9 weeks in the summer to coincide with the school closure, a minimum of one lane alternating 

traffic and a pedestrian walkway, on or immediately adjacent, to Gilley Road to the satisfaction of the City 
with diligence in not backing up eastbound traffic from Gilley Road onto Westminster Highway and 
provide a continuous walkway for pedestrians 

o Consultation with the school administration must occur for the works scheduled to be done in September, 
2017, so notification can be given to parents on how to get their children to school during that time period. 

o Consultation must take place with the Hamilton Community Center as to how the partial closure will affect 
patrons using the center and possible alternate routes of access. 

o Consultation with Coast Mountain Bus on potential impact to their routes in the area. 
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Prior to future Building Permit issuance, the developer is required to complete the following: 

• The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed 
development. If construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy 
the air space above a street or any part thereof, additional City approvals and associated fees may be required as 
part of the Building Permit. For further iriformation on the Building Permit, please contact Building Approvals 
Department at 604-276-4285. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

---------- - -- ---- ~ ------ --

DP 15-716268 Attachment 1 

Address: 23241, 23281 and part of 23301 Gilley Road, and part of 23060 and 23000 Westminster Highway 
Oris Developments 

Applicant: Oris Developments (Hamilton) Corp. Owner: (Hamilton) Corp. 

Planning Area(s): Hamilton 
~~~~-----------------------------------

Floor Area Gross: 6,978 m2 Floor Area Net: 
-=~~~-------------

6,683 m2 

I Existing I Proposed 

Site Area: 4,447 m2 4,447 m2 

Land Uses: Single-Family Mixed Use 

Neighbourhood Village 
Neighbourhood Village Centre (Retail and 

OCP Designation: Centre (Retail and Office 
Office with Residential Above 4 Storey 1.50 with Residential Above 4 

Storey 1.50 FAR) 
FAR) 

Zoning: "Single Detached "Residential/Limited Commercial (ZMU29) -
(RS1/F)" Neighbourhood Village Centre (Hamilton)" 

Number of Units: N/A 69 

Floor Area Ratio: 1.50 1.50 
none 

itted 

Lot Coverage: Max. 55% 50% none 

Setback- Front Yard: 
Min. 6.0 m 6.0 m none 

Min. 1.5 m 1.5 m none 

Min. 3.0 m 3.0 m none 

Min. 6.0 m 6.0 m none 

Height (m): Max. 17.0 m 17.0 m none 

Lot Size: Min. 4,000 m2 4,447 m2 none 

Off-street Parking Spaces -
Min. 131 140 none 

Re lar/Commercial: 
Off-street Parking Spaces -

Min. 3 3 none Accessible: 

Total off-street Parking Spaces: Min. 134 143 none 

Tandem Parking Spaces Max. Allowed: 69 4 none 
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Variance 
required to 

Total off-street Loading Spaces: Min. 1 0 
relax the 

requirement 
for 1 loading 

space to 0 
69 m2 solely for Parcel 2 

Amenity Space -Indoor: Min. 100m2 plus 321 m2 shared with 
none 

Parcel 3 (Provided on Parcel 
3 under DP15-716274) 

Amenity Space - Outdoor: Min. 207m2 682m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, May 18, 2016-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

2. DP 15-716268- 69-UNIT MIXED USE FOUR-STOREY BUILDING; AND 

3. DP 15-716274 - 130-UNIT SENIORS RESIDENTIAL AND CONTINUUM OF 
CARE FOUR-STOREY BUILDING 

5036252 

ARCHITECT: Rositch Hemphill Architect 

PROPERTY LOCATION: Westminster Highway and Gilley Road 

Applicant's Presentation 

Dana Westermark, Oris Consulting Ltd., Keith Hemphill, Rositch Hemphill Architect, and 
Doug Shearer, Hapa Collaborative, provided background information on the proposed 
developments (Parcels 2 and 3) and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel for Items 2 and 3 were as follows: 

• appreciate the proposed architectural design and proper use of shape and form; 
building overhangs and setbacks provide solar shading; Noted. 

• the project is in the right direction in terms of sustainability; the applicant is 
aiming for LEED Silver equivalency for the project; however, LEED scorecards 
need to be provided to show how the targeted energy credits are to be achieved; 

We have included the LEED Scorecard and response from our LEED 
consultant confirming that LEED silver equivalent will be achieved. 

• appreciate the proposed geo-exchange system; investigate opportunities for 
sharing of heating system for residential and retail units; 

Oris will be providing a geoexchange system and will continue to explore 
options to share energy between uses. 

• provide details on parking ventilation; consider introducing shafts and/or 
openings in the north, west and south exposures; 

Parking ventilation is achieved through grills at vertical wall facing 
Westminster Hwy. and have been integrated into the landscape design. 

• provide a mechanical room for the swimming pool; 

This was already included on sheetA3.0for Parcel3. 
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review the distance between the kitchen exhaust and make-up air unit to ensure 
compliance with requirements; 

Done, see roof plan. 

consider further design development to the High Street Plaza in Parcel 2 to 
make it more engaging and inviting as a community gathering place as 
envisioned by the project; should also be able to accommodate community 
events for residents and non-residents of the proposed development; 

The High Street Plaza occupies the same space as the Fire Lane and Staging 
Area which cannot contain any permanent structures or trees. However, once 
the adjacent parcel is developed and the plaza space is more defined the fire 
lane can shift east between both parcels to allow for the street trees to 
continue from the north. In the interim, moveable furniture, moveable 
planters, and overhangs have been included to provide comfort to invite 
residents and visitors to use this community space. Refer to Ll.l Landscape 
Materials & Layout Plan for Parcel 2. 

the walking loop around the two parcels should be more distinct; also consider 
introducing safety measures to enable pedestrians, especially seniors, to cross 
the ramp safely; 

All pedestrian routes in both parcels are meant to have visual prominence. 
The walking loop/assisted living walking route is meant to be a feature unique 
to Parcel 3. There, safety measures such as signage and contrast paving have 
been proposed to ensure pedestrians (especially seniors) are able to cross the 
ramp safely. Refer to Ll.l Landscape Materials & Layout Plan for Parcel 3. 

• consider more architectural variations between the two buildings; 

• 

• 

The two buildings are differentiated through the use of material changes and 
colour. Parcel 2 is accented with brick and panels of strong 'rust' colour 
while parcel 3 is accented with stone and strong panels of sage green. See 
sheet A0.2 for Parcel 2. 

appreciate the master plan for the proposed developments (Parcels 2 and 3); 
appreciate the massing and density; Noted. 

the prominent corner at Gilley Road and Westminster Highway appears 
compressed; needs design development to improve architectural expression; 
Consider making it clearer through (i) widening the upper stairs leading to the 
retail units, Done (ii) shifting the parkade stairs away from Gilley Road and 
farther north along Westminster Highway to provide better separation from the 
corner stairs, Done; a new area of landscape planting has been added to better 
separate and differentiate the stairs; and (iii) removing the tree near the corner; 
The tree has been removed and a planter has been added to further separate 
the two staircases. Refer to Ll.l Landscape Materials & Layout Plan for 
Parcel2. 
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• differentiate the main entrance to residential units from the retail units' entry at 
the High Street Plaza along Gilley Road; develop a hierarchy of entrances; the 
main entry to the residential units should be visually distinct and separate from 
the retail entrance; 

What was interpreted by the panel as a 'retail entrance' was simply the 
accessible access to the commercial parking provided with an elevator. The 
design intent is to play down the entry to a more subtle character consistent 
with the commercial frontage which is very different than the residential. 
The residential entry has been made larger and enhanced with additional 
timber detail to increase the differentiation. 

• reconsider use of vinyl in some portions of the proposed buildings; consider 
replacing with more durable materials such as hardie panel to maintain the 
robust character of the proposed developments; 

As part of both increasing the use of the more robust 'hardie' material and to 
increase the differentiation of the two buildings, strategically chosen panels 
of wall have been changed to 'hardie' panel with a strong contrasting colour. 
Parcel 2 is enhanced with panels of 'rust' colour, and brick, while Parcel 3 is 
enhanced with 'sage green' and stone. See sheet A0.2 for Parcels 2 and 3. 

• consider simplifying the jagged roofline by eliminating some indents; 

Consideration has been given to the suggestion. However, the roof line 
typically follows the massing and is an important element in identifying and 
separating the balcony stacks which contribute to the building articulation. 

• planting of street trees along Gilley Road need to have a rhythm to provide 
individual character to each retail space; apply the proposed landscaping along 
the Westminster Highway elevation to the Gilley Road elevation; 

The rhythm of the street tree planting on Gilley has been adjusted to 
contribute to the character of each retail space. Refer to sheet Ll.lfor Parcel 
2. 

• consider eliminating the landscape berm in the Parcel 3 courtyard to better 
integrate the two courtyards and encourage more inter-generational use; 

• 

The landscape berm between Parcel 2 and 3 has been minimized, to provide 
more visual permeability between the two courtyards and encourage more 
inter-generational use. Refer to sheet Ll.l for Parcel 2. 

applicant needs to provide lighting details for the proposed developments; 
consider pedestrian safety and security in the lighting plan along the edges of 
the two parcels and inside the courtyards; 

Lighting that considers pedestrian safety and security on both parcels will be 
included in the next submission. Refer to sheet Ll.l for Parcels 2 and 3. 
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• appreciate the sustainability features of the proposed development; applicant is 
encouraged to exceed the targeted LEED Silver equivalency; investigate 
opportunities for enhancing sustainability in the building envelope, e.g. by 
introducing triple-glazed window materials along the south side of Parcel 2 to 
mitigate direct sun exposure; 

Oris is committed to sustainability as demonstrated in leading in this area by 
including geo-exchange in many of its projects. Oris will continue to look at 
other features and at this time will commit to LEED silver equivalency. 

• appreciate the accessibility of pedestrian pathways around the site; Noted. 

• appreciate the design of washrooms in majority of residential units in Parcel 3; 
however, unit-types A and D2 have inward-opening doors; consider replacing 
with outward-opening doors which are more accessible and child-friendly; 
outward-opening doors could also be introduced in residential units in Parcel 2; 

Consideration of this point will be given to the functionality of the doors at 
the building permit stage. 

• consider design development to the hard landscaping along Gilley Road, e.g. by 
incorporating a patterned concrete/paver band to provide more visual interest to 
pedestrians; 

Paving bands and a more distinct paving pattern has been introduced to the 
hard landscape along Gilley Road to contribute to visual interest for 
pedestrians. Refer to sheet Ll.l for Parcel 2. 

• appreciate the landscape approach to address the proposed grade changes from 
Westminster Highway and Gilley Road; Noted. 

• support the choice of planting materials for the project; Noted. 

• support the use of mounted planters which appear more friendly; however, 
ensure adequate soil volume; 

Slab depth to allow for adequate soil volume as set by the BC Landscape 
Standard will be coordinated. Soil will be mounded where necessary to 
achieve adequate soil volume. 

• consider introducing landscaping elements to link/tie-in the big courtyard 
together, e.g. introduce a band to encourage shared use by residents of the two 
parcels; 

Paving pattern and site furnishings such as benches, bike racks, and planting 
straddling both parcels invite residents of the two parcels to utilize the 
courtyard. The reduction of the landscape berm and permeability of the fence 
material between the parcels can link the two together and invite shared use. 
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• ensure visual connection of the grand stair along Westminster Highway with the 
gate/access control on the stair landing above to improve pedestrian experience; 
applicant needs to provide details; 

The gate location has been moved west to the top of the stairs along 
Westminster Highway so it is visible from the bottom of the stairs. 

• consider design development to the gate in the courtyard to create a more 
friendly character and enhance the pedestrian experience; 

The courtyard gate design will be further developed in the working drawing 
phase to appear more "friendly" in character and enhance the pedestrian 
experience. Refer to sheet L2.2 for Site Furnishing Parcel 2. 

• review the proposed l<1;ndscaping on seniors' housing frontage at Westminster 
Highway to ensure visual permeability from the internal walkway ramp to the 
street; 

A gate controls access from the walking route to the street. Low planting in 
planters on the Westminster Highway allow for visual permeability to the 
street beyond. 

• agree with the proposal for early integration of shafts for parking ventilation as 
it will impact the landscaping of the project; and See previous note. 

• review the long roof line; consider introducing height variation with parapet or 
architectural elements. 

Roof lines have been adjusted with the principal corner roof pop-ups on 
Parcel 2 being enlarged. Similar treatments with roof pop-ups have been 
added to the northeast and northwest corners of the Parcel 3 building. 

Panel Decision 

It was moved and seconded 
That DP 15-716268 and DP 15-716274 be supported to move forward to the 
Development Permit Panel subject to the applicant giving consideration to the 
comments of the Advisory Design Panel. 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 15-716268 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23241, 23281 AND PART OF 23301 GILLEY ROAD, AND PART 
OF 23060 AND 23000 WESTMINSTER HIGHWAY 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

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. The "Richmond Zoning Bylaw 8500" is hereby varied to relax the requirement for one (1) 
on-site, medium size loading space. 

4. 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 #28 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$547,733 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. 

7. 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. 

5036252 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 15-716274 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

23241,23281 AND PART OF 23301 GILLEY ROAD, AND PART 
OF 23060 AND 23000 WESTMINSTER HIGHWAY 

12235 NO. 1 ROAD 
RICHMOND, BC V7E 1T6 

8. 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 

5036252 

ISSUED BY THE COUNCIL THE 
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HAMIL TON LANDS - PARCEL2 
Gilley Road, Richmond, BC 

PROJECTS STATISTICS PROJECT DIRECTORY: 
PROJECT DESCRIPTION : 
4STOREr WOOJfllAI,IEDMIXE!J..l.ISEBUILDINGALL O¥ER 
I.EVB.UNOffiOROI.JNDPAAKADE. 

MUNICIPAL ADDRESS : 

LEGAL DESCRIPTION : 

ZONE: 

LOT AREA: 

BUILDING HEIGHT 
ALLO'itEO 17.CM~.IF!)A130VEFiiiSHE!lGIWJE(WESTMIKSTEiiH'I'fY], ~ S IORElS 

PROVDEO •STOREYSil:EFERTOEl.E'IAT10NSHEErSM.1TOAA.1: 

FIRE PROTECTION : 

PARKING SIZE 
~•:l.!imli'~")(1~'.1J") 
2..l1U 4.6m(T.fi'X15'•\1 
3.7.,< >..5m (1l~'X1 0'Q) 

100· 122l5t-.'o.1RQII.O, 
RICKMOI'>D,S.C .. V7E1Tti 

~AW:OS"T":RIIARK 

PAULDMTIRM 
NAlHANCI.F.RAN 

... ,.@~~"",<:;1 
POIJ~;ri--.cons\Jiin;.ca 
nlil1~l~oooSI.t<!g.CII 

DENSITY I UNIT STATISTICS : 
ROSITCHHEMPHILLARCHITECTS 
J1l'I·120PO'/'IELLSTREET 
VIINCOINER,B.C,VI>o\ IG\ 

DENSITY 
GROSS SITE AREA 

NUMBER OF UNITS 

Nn R.OOR.AREA 

FAR 

"'· OA4S 

FAR EXEMPTION· Dasic Universal units 1.86rn2 I 20sf per units (42 urits) 

LOT COVERAGE PERt<.mED IN 2MU29 Zone 

LOT COVERAGE PROVIOEO : 

PARKING REQUIRED: 

PARKING PROVIDED: 

AMENITY REQUIREMENTS: 

Indoor Min. Required Private Amenity : AI pl!rR~tOIIfngtOII!Ider11ti<HI.l6 

Indoor PtcMded: As per Rezoning ronsiderotfon 1116 

Ouub;:,r ReQUired Play Area : J mZ (31.J91/Jp.,.unit>, Mu. 6-00m2 16359 s.FJ 

Outdoor Provided Play Area : 1U[er10 LcmfEFpeA •rilllea~ .trc,.,;n~ 

Sq.Ft. Atre 

47.863 1.099 

" 71,932 s~.Ft. 

1.50 

820 Sq.ft, 

ss~ 

'"" 134 

"' 
741 Sq.Ft. 

741 Sq.Ft. 

2.228 Sq.Ft. 

2,377 Sq.Ft. 

Sq.M. F.A.R, 

4,447 1..50 

6,683 M1 

69 M4 

69 "' 
207 M1 

221 M1 

BikE SPACES REQUIRED : llu• denl<ln11.12~ae'd"'"ellrn~~:~ ol l U. C•n ;z. Ol/~nlt 86~tu.a ... 1, 14 Chiln l 8 Commcrtial 

BIKE SPACES PROVIDED: 100 RBI.Oan 1,14 0~112 8 C'M'n•..-cial 

BUILDING HEIGHT: PERMITTED 4 St.Jrey 17.0M/55.JJ,Mo.tiJuH<tir.~llt 

BUilDING HEIGHT : PROPOSED 4 5b>rq ; 7.0M /'iS.JJ'J Ma~<Buo1rlin' 111. 

PROPOSED MIN. SETBACKS (ommer~al SOUTH P.L. 

Residcntlal 

WESTP.l 

LSOM 

2.00M 

S.OOf:T ;,.,,GIW.flfUd-;ilgi!S -

6.60f:T From GilleyRo<Jr!·l-! ifiiSn""' 

6.00M 20.00FT RMryttrriiSUolJwti)IJ 

3.00M 10.00FT lntliti<>rSi<l~~ctd 

6.00M 20.00 FT From Wn1m/n1~r I-IW'I 

UPA 
62.80 

""' unlr~e/Demtption Unltsbe(sf) No.ofUnln 
Net Floa Required Re~1red 

An!.a (~PJ P•uking Patkiflll 
Sal ronV(II'!I!I.J".nsD 

AIN(i0 SiLe(Ft.) 

UnltA BUH 

Uf\ltA1 

U11ltl IUH 
Unit818UH lli-..,•{I<BI<-<ri:cw/ 

unite BUH 

unitE IUH li.....,.,...,•Cir:l-~:""" 

Ul\lt£1 11-·il!tll·r:>tl'lft' 

Unlt£2 IUH ,_•0.• -~ 

Unlt£3 BUH !,.,.,._,•Ot~ -t:~ 

Total 

556 ,,. 
'"' "' "' 
"' 

'" 1,041 

1,034 

1.121 

] 

12 

2,22'1 

1,770 

7,752 

4,668 

::,454 

3,272 

15,300 
2,988 

2,964 

3,912 

4,164 

3.102 
1,121 

56,211 

fl! q~ired Parldnl: 

Ap.t.C""'"""'"""-",..•nl!r.l<~~llt'.s~jb. BiloS!Iln:rgr/5F} 4,1l(J5Sq,FL 

A/X Bid~ q{i~mq 86.SS 

llvmgr~UMS..., -B!6Jq,ft. 

" 
'" 

" '"' gg 1 '-{l' •ll'-4' 

9 '• " •1~ '-{)'" 

30,0 
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Unit A OUH 

UnitAl BUH 

unit a OUH 

Unit 81 BUH 

UnH C OUH 
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""". OUH 

Unit E2 BUH 

Unit El BUH 

UnltF BUH 

Total BUH I ""' 
Affordable Housln 

#105 UnitB 

lt109 Unit A 
1'211 Unit A 
Total Area SF1 
Total Area M2 

No. of Units 

3 

3 

12 

6 

3 

3 

3 

3 

4 

1 

41 

Ffoor Area (Sft 
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556 

"' 1758 
163 

Commerdal 
TotaiBuildab!e '(SF) 

Residential 

"FAR enmpllons Hout ii\B Total For FAA (SF) PARCEll 

Grcundfloor 

2nd Floor 

3rdFioor 
4th Floor 

T"'l 

GrossArea {SFI "FARQm~pltcniStetm!RaomJ 

10,030 175 

10,030 175 

GrossAre•(SF} f::,.-,.::c,::-.,:-,.-,6-:r"',_=:::::,:::.,e:,.c::,.:::-=,-lFAR E~~';;"I rtn. >-----__.j 

11.163 

18,141 

18,141 

17,622 

65,086 

394 

400 

400 

1,194 

S03 

24 

24 

24 

S75 
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820 

19,924 

17,.513 

17,507 

l6,98B 

71,932 

Parking Stall Siz · C". 

21,212 

18,141 
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17,622 

75,116 
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Perspective 
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Parcell & 3 Parking Stats 
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. -,..._., 
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" 
" 
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0.2 
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24 

14 
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" 4S 
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24 
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264 " 
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Surplus 

47 

" 14 
m 

S3 

45 
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SHARED & COMMON INDOOR AMENITY IN PARCEL 3: 
Common Amenity Floor ..-wa for ExcJusJve use or the Parce/3 seniors Building 
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37 
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19 , .. 
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lndlvfdua/tosldent user fees. 
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68 
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FINISH SCHEDULE 
MATERIALS 
ROOF FASCIA (2AI2" COMBED FACE} 

CEMEN'TTT10US BOARD Ill (PANELS) 

CEMENTTTlOUS BOARD# 2 (PANB..S) 

CEMENTlTIOUS IIOAROI 2 (PANB.S) 

3 HORIZONTAL VINYL SID~G • 4" EXPOSURE 

4 BRICKVENEER 

5 PRE~T CONCRETE WINDOW SILlS & HEADS 
@BRICK VENEER FINISH 

6 ALUM. FRAME GUARDRAIL W/ GlASS PANEL INSERTS 

7 OBlE. GLAZED THERM. BROKEN VINYl WINDOW & OOOR FRMIE 

8 WOOO TRIM BAHO (COMBED FACE) 

BALCONY WOOD FASCIA (COMBED FACE) 

10 WlNDOW&OOORffiiM 
(WOOD OR CEMENTITIOUS BOARD) 

11 NA.T\.Ro\LCEDAAWOOOCl.ADOJNG 

12 CEMENTTTIOUS BOARD PANB. (BALCONY COLUMNS) 

13 ALUM. STOREFRONT WINDOWS AND DOORS AT ENTRY 

14 NATURALWOOOCEDAR EXPOSEDT&GSOFFIT 
(ENTRY, FEATURE CORNERS) 

15 VINYl BEADED SOFFIT 

16 EXPOSED ARCHITECTURAL CONCRETE 

17 UGHTFIXTURES 

18 lANDSCAPE WALLS 

19 ALUMINUM GUTTERS 

20 AlUMiNUM RAlN WATER LEADERS 

21 I.ETALCL.ADEXITDOORS 

22 STEEL FRAME C»>OPYW/ GLASS PANELS 

23 EXPOSED I PRE-CAST CONCRETE & CAPS 

24 CRU SIGNAGE- BACKLIT METAL FRAME & PANEL 

25 ROOfTOf' MEOiANICAL EQUIPMENT SCREENING -ALUMINUM 

NOTE: CORNER TRIMS TO ldA.TCH ADJACENT EXTERIOR COLOR. 

2A 

26 

2C 

-PAIHTED 

-PAINTED 

-PAINTED 

-PAIHTED 

-PREmSifD 

-PREFINISIIED -----PAIHTED 

·PAINTED 

-PAIHTED 
-STAINED 

-ST..., 
_,.,...., --·STAINED 

·PREFINISHBI ----
-PREFlNISHal 

-PRERNISHED 

-PAIII18l 

-""""lfD 
-PAINTED 

·PAINTED _,._ 

COLOUR 

BM HC-167'A/MiERSTGRAY' 

BM HC-169 'COVENTRY GRAY 

SM HC-167 'AMHERST GRAY 

BMHC-217S.10 "AZ'TECBRICK' 

KAYKAN "SANDALWOOD" 

BEL.DENBRK:K 
EBONY BLACK SMOOTH SIZE: 16"x4'x4" 

NATURAL CONCRETE 

STOCK BLACK 

STOCK WHITE 

BM2111-5!l 'STONEHARBOOR' 

BM 2111-50 'STONE HARBOUR' 

BM HC-167 'AMHERST GRAY' 

SIKKENS - CETOL PREMIUM COllECTION -11077 'CEDAR' 

BM HC-169'COVENTRYGRAY' 

STOCK8lAC!( 

SIKKENS- CETOL PREMIUM COLLECTION- 11071 'CEDAR' 

BMCC-276'SEPIA.TAN' 

60 mil TRAfAC COATING ON HORIZONTAL SURFACES, 40 mil ELASTOMERIC COATING 
0H VERITCAL SURFACES 

STOCK BLACK 

ALI.ANBLOCKWALLS 

COLOUR TO MATCH FASCIA. BM HC-167 'AMHERST GRAY' 
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Landscape Rationale 

Area Revitalization 

As part of the revitalization of the Hamilton Lands the 
mixed use development on Parcel 2 and neighbouring 
Parcel 3 seniors· housing facility provide improvements to 
pedestrian connections. high quality streetscapes and 
enhancements to the open space network. A hierarchy of 
open spaces has been introduced for both parcels that 
provides a rich environment of private and public 
landscape types. For Parcel 2 the following landscape 
types are proposed: boulevards, street trees and adjacent 
soft landscape on Westminster Highway; Gilley as a high 
street with ample pedestrian realm; soft landscape and 
connections to ground floor commercial spaces; a pocket 
plaza at the south end of the north-south stroll way; and a 
green space with a play area connecting to the east-west 
walkway between Parcel 2 and 3. 

PUBLIC 
~-OPEN SPACE 

PRIVATE 
OPEN SPACE 

/ 
I 

Pedestrian Connectivity 

The north-south strollway on the east side of the 
site will improve pedestrian connectivity within the 
greater development as it is built out. The 
east-west pathway between the two parcels 
provides further connectivity for those living in the 
Parcel 2 & 3 buildings. 

PUBLIC 
CONNECTION 

/'--- ... __ ___ 

SEMI PRIVATE 
I \ 

p oNNECTION :
1
, 

- -~,r -l ./ 
··=-,< I 

"""• ••' ,...,--.. ,.. ·- ~ I 

Defining the Edge between 
Public and Private 

Layers of groundcovers. perennials, grasses, shrubs 
and evergreen climbing plants softly screen walls and 
fences that define the edges between public space 
and private patios on Westminster Highway. Gates 
located at the east and west access points delineate 
the transition from public space to the semi-private 
common outdoor amenity area. Landscape plantings 
further buffer residential patios facing on to the 
outdoor amenity area with gates marking the 
transition from semi-private to private patio space. 

Programming, Amenities and 
Opportunities for Play 

A cluster of Raywood Ash trees on grassed berms 
form an "outdoor room" in the common amenity 
area adjacent to the east-west walkway bordering 
the neighbouring parcel . The outdoor room features 
a barbecue, gathering area and a children's play 
area. which provide opportunities for socialization 
and play. Public art is proposed at key locations on 
Parcel 2. Bike parking has also been accommodated 
for residents. visitors, and commercial users. 
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LEGEND 

DETAIL SECTION ~ 
DETAIL NUMBER 

SHEET ON WHICH~­
DETAIL IS SHOWN 

PRIMARY SECTION -&--- --4 
EXTERIOR ELEVATION 

REVISION 

NOTES: 

CJ CONTROL JOINT 

-EJ- EXPANSION JOINT 

-EQ -- EQUIDISTANT 

PA PLANTING AREA 

TYP TYPICAL 

1':7777::1 OUTDOOR AMENITY SPACE AS PER O.C.P. 
~682m2 

[ J COMMON OUTDOOR PLAY AREA 
220m2 

' 0 PEDESTRIAN LIGHTING COORDINATED 
WITH STREET LIGHTING 

0 BOLLARD LIGHTING 

= WALL LIGHTING 

1. All pedestrian walkways and open space areas to feature 
landscape lighting for safety and amenity. INDEPENDENT LIVING/ ---------

ASSISTED LIVING WALKING ROUTE 

GATE-------------

METAL TRELLIS WITH --------------~ 
CLIMBING PLANTS TYP. 

UNIT PA\/FRS. -------------~ 
TYP. 

BUS SHELTER-------------~ 

I 
PROPERTY LINE TYP. -------------~ 

CIP CONCRETE --------------, 

BIKE RACKS ------,----------1/. 
(8 BIKES) 

SHRUB PLANTINGS TYP. -------------_, 

GILLEY RD. 

PARCEL 3 

LOG PLAY STRUCTURE 

CHILDREN"S PLAY AREA 

SEMI-PRIVATE AMENITY 

APARTMENT PATIOS TYP. 

STORMWATER CONVEYANCE 
SIDEWALK DRAINS TO TREE WELLS & 
PLANTING STRIP 
SUBSURFACE CONNECTION TO QUEEN 
CANI\L 

OUTDOOR 
AMENITY AREA 

RAMP 

SEEDED 
BERM 

5m INTERIM 
WALKWAY WIDTH 

FIRE LANE 
& STAGING AREA 

FEATURE PAVING 
BAND TYP. 

STREET TREES 

-)1 
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LEGEND 
-tf>O.OO PROPOSED ELEVATION 

+TW 
.,BW 
.{FE 
_.MFE 

,liP 
~p 

+TE 
+lB 
~D 
+TO 
+TS 
.,BS 
+TC 
.,BC 
.{00.00) 
-t{INT) 

~ 

NOTES 

TOP OF WALL 
BOTIOM OF WALL 
FINISHED FLOOR ELEVATION 
MAIN FLOOR ELEVATION 
HIGH POINT 
LOW POINT 
TOP OF EDGER 
TOP OF BENCH 
LAWN DRAIN 
TRENCH DRAIN 
TOP OF STAIRS 
BOTIOM OF STAIRS 
TOP OF CURB 
BOTIOM OF CURB 
EXISTING SPOT ELEVATION AS PER SURVEY 
INTERPOLATED 
DIRECTION OF SLOPE 

REFER TO SPECIFICATIONS FOR MATERIALS AND INSTALLATION 
REQUIREMENTS. REFER TO SOIL DEPTH DETAILS FOR SOIL DEPTH 
AND VOIDING • 

. ALLELEVATIONS AREONOMINAL AND ARE BASED ON ARCHITECTURAL 
GRID AND ELEVATIONS PROVIDED BY ARCHITECT. CONTRACTOR TO 
VERIFY ALL MEASUREMENTS. 

ALL PROPOSED ELEVATIONS ARE TO TOP OF FINISHED GRADE 
UNLESS NOTED OTHERWISE. 

REFER TO LAYOUT AND MATERIALS PLANS. 

ALL UTILITY COVERS INSIDE LANDSCAPE AREA TO BE ADJUSTED TO 
FINAL GRADE 

GILLEY RD. 

- -Zo 

HA A 
Landscape Architecture 
Urban Design 

403- 375 West Fifth Avenue 
Vancouver BC, VSY LIB 

604 909 4150 
hapacobo.com 

NOT FOR CONSTRUCTION 

04 RE-ISSUED FOR DP JUNE 3/16 

03 RE-ISSUED FOR DP MAY 10/16 

02 RE-ISSUED FOR DP MAR.17/16 

01 ISSUED FOR DP NOV.20/15 

Description 

100-12235 No. 1 Road 
Richmond, BCV7E1T6 

Hamilton 

Parcel 2 
Richmond BC 

Grading 
Plan 

Date MAR.l0/16 

Project No. 1321 

1:200 

DrawniChscked gc I OS 

Drawing Number 

L1.2 



PRELIMINARY PLANT LIST 

SYM QTY BOTANICAL NAME COMMON NAME SIZE & SPACING 

TREES 
:;;;:c-3 Acer palmatum Japanese Maple 2.0M ht. 
CN 3 Cornus nuttalli 'Eddie's White Wonder' Eddie's White Wonder Dogwood 5cm cal. 
FR 17 Fraxinus oxycarpa 'Raywood' Raywood Ash ?em cal. 
GB 2 Ginkgo biloba Maidenhair Tree ?em cal. 
MS 3 Magnolia sieboldii Oyama Magnolia 2.0M ht. 
SJ 4 Styrax japonicus Japanese Snowball ?em cal. 
zs 3 Zelkova serrata Japanese Zelkova ?em cal. 
ST 10 Street Tree (City of Richmond Standard) 

!
~~RUB8; 
Gs 56 
Lo 163 

~~ ~:2 
Sj 25 
Tb 12 

HEDGES 
ce57 
PI 5 
Tm 71 

Cotoneaster horizontalis 
Gaultheria shallon 
Lonicera pileata 
Salix purpurea 'Nana' 
Sarcococca hookeriana var. humilis 
Spiraea japonica 'gold mound' 
Taxus baccata 'Repandens' 

Ceanothus "Blue Sapphire· 
Prunus laurocerasus 'Zabeliana' 
Taxus x media "Hicksii' 

GRASSES, FERNS AND PERENNIALS 
@ ag 36 Allium giganteum 
@ as 69 Asplenium scolopencrium 
~ at DO Astilbe japonicum 
(§) bg 84 Bouteloua gracilis 
@I bs 109 Blechnum spicant 
~ ca 40 Clematis armandii 
@ ec 76 Echinacea purpurea 

ITHIIIl ep 301 Epimedium x youngianum 

I 
eu 17 Euphorbia characias ssp. wulfenii 
fg 188 Festuca glauca 
hk 23 Hakonechloa macra 
hb 61 Hosta "Blue Angel 
hs 59 Hosta Frances 
lm 297 Liriope muscari "Big Blue· 

lillJ oj 75 Ophiopogon japonicus 
@) ph 25 Pennisetum alopecuroides "Hameln" 
8 pm 76 Polystichum munitum = rf 273 Rudbeckia fulgida 
8 sm 00 Smi!acina racemosa 

W!J sb 32 Stachys byzantina 

GROUND COVER 
ElJ ar 350 
iiOOil! ac 160 
D'LJ pa 190 

NOTES 

Arctostaphylos uva ursvi 
Asarum caudatum 
Pachysandra terminalis 

Rockspray Cotoneaster #2 POT, 450 D.C. 
Salal *2 POT, 450 D.C. 
Privet Honeysuckle #2 POT, 600 D.C. 
Dwarf Purple Osier *1 POT, 750 D.C. 
Sweet Box *1 POT, 450 D.C. 
Japanese Spirea #2 POT, 900 D.C. 
Spreading English Yew *2 POT, 900 D.C. 

California Lilac *3 POT, 600 D.C. 
Zabel Laurel #2 POT, 1200 D.C. 
Hick's Yew #2 POT, 600 D.C. 

Giant Flowering Onion #1 POT, 400 D.C. 
Hart"s Tongue Fern *1 POT, 450 D.C. 
False Spirea #1 POT, 300 D.C. 
Mosquito Grass *1 POT, 380 D.C. 
Deer Fern *1 POT, 380 D.C. 
Evergreen Clematis *3 POT, STKD. 
Purple Cone Flower *1 POT, 450 D.C. 
Bishop's Hat #1 POT, 300 D.C. 
Large Mediterranean Spurge #1 POT, 600 D.C. 
Elijah Blue #1 POT, 300 D.C. 

Japanese Forest Grass #1 POT, 600 D.C. 
Blue Angel Hosta #1 POT, 600 D.C. 
Frances Hosta *1 POT, 600 D.C. 
Blue Lily Turf #1 POT, 450 D.C. 
Mondo grass *1 POT, 300 D.C. 
Fountain grass *1 POT, 450 D.C. 

Sword Fern #1 POT, 450 D.C. 
Black-eyed Su~an *1 POT, 300 D.C. 

False Solomon's Seal #1 POT, 450 D.C. 
Lamb"s Ear *1 POT, 350 D.C. 

Kinninkinick 
Wild Ginger 
Japanese Spurge 

#1 POT, 300 D.C. 
#1 POT, 300 D.C. 
#1 POT, 300 D.C. 

1. ALL PLANTS TO MEET MUNICIPAL AND PROVINCIAL STANDARDS 
FOR PLANT SIZE AND QUALITY. 

2. AREA OF SEARCH: WESTERN CANADA INCLUDING ALBERTA, SASK .. 
MANITOBA, BC INTERIOR, AND THE US INCLUDING MONTANA, 
IDAHO AND NORTH DAKOTA. 

3. ALL SHRUBS ARE MIN. HEIGHT AND SPREAD OF 600MM AT 
THE TIME OF PLANTING. 

4. ALL PLANTED AREAS TO HAVE HIGH EFFICIENCY AUTOMATIC IRRIGATION 

COMMENTS 

B&B, well branched, dense tree 
B&B, well branched, dense tree 
B&B, well branched, dense tree 
B&B, well branched, dense tree 
B&B, well branched, dense tree 
8&8, well branched, dense tree 
B&B, well branched, dense tree 

FULL 
FULL 
FULL 
FULL 
FULL 
FULL 

FULL 
FULL 
FULL 

FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
FULL 
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WESTMINSTER 
HWY 

l 

SIDEWALK 

1 Residential Franta eat Westminster Hi hwa Condition 1 
Ll.S 1:50 

WESTMINSTER 
HWY 

SIDEWALK PLANTING 

(3\ Residential Frontage at Westminster Highway Condition 3 
~ 1:50 

BALCONY COLUMN 

PARKADE 

PRIVATE PATIO 

GUARD RAIL 

4 

L1.5 

WESTMINSTER 
HWY 

WESTMINSTER 
HWY 

SIDEWALK 

SIDEWALK PLANTING 

Residential Franta e at Westminster Hi hwa Condition 4 
1:50 

PLANTING 

DP 1 
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WESTMINSTER 
HWY 

2000 

STREET TREES 
IN LAWN 

4000 

SIDEWALK 

1 Stairs Between Parcel 2 & 3 at Westminster Hi hwa 
U.6 1:50 

L1.6 

PARCEL 2 
PRIVATE PATIO 

PLANTING rALKWAY

1 

PLANTING 

1 

West 

6850 

5250 

STAIRS 

CHILDREN'S PLAY AREA 

GUARD RAIL, I 

HAND RAIL 

WALKWAY 

3 
L1.6 

WALKWAY PLANTING 

PARCEL 7 
PARKADE FUTURE PHASE 

SEEDED BERM 

LIGHTWEIGHT 
FILL 

TO ENSURE NO 
ADDITIONAL FILL LOAD 

PARCEL 7 
FUTURE DEVELOPMENT 

Parcel 2 Interim Walkwa at Future Develo ment 
1:50 

PL 

INTERIM WALKWAY PLANTING PARCEL 2 BUILDING 

PARCEL 3 COURTYARD 
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1500 1800 800 ( 

GUARD RAI L 

PLANTING 
GU ARD RAIL 

TREE & BENCH 
BEYOND 

BENCH 

FULLY 
AUTOMATIC 
IRRIGATION 

-----
GI LLEY ROAD I PLANTING SIDEWALK 

I 
I RETAIL 

I 
BENCH AND PLANTING DETAIL 

TERRACE 

l 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
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0 
0 

~---- ~~·6· M~~~~~E~~Nci~~!{ 
FINISH AS PER SPEC. 

C.I.P. CONCRETE JOINTING 

:f 
~--~----_:~::::!::::t- REFER TO ARCHITECTURAL 

FOR BUILDUP ABOVE 
STRUCTURAL SLAB 

ON SLAB TYP. 

PAVING TYPE A- CIP CONCRETE PAVING 
L2.1 1:10 

U") 
N 

PRECAST CONCRETE UNIT 
PAVERS, 

POLYMERIC SAND BTW. 
JOINTS 

SAND BEDDING COURSE 

19mm CLEAR CRUSHED GRAVEL 
BASE COURSE 

PREFABRICATED DRAINAGE 
MAT, SEE ARCH. 

~--4f--=::=:j-- REFER TO ARCHITECTURAL 
FOR BUILDUP ABOVE 
STRUCTURAL SLAB 

ON SLAB TYP. 

PAVING TYPE B- PRECAST CONCRETE UNIT PAVERS 
L2.1 1:10 

~-----WOOD FIBRE, INSTALLED 
AS PER MANUFACTURER'S 
SPECIFICATIONS 

FILTER FABRIC 

19MM CLEAR CRUSHED GRANULAR 

B~mm PERFORATED PVC PIPE 

C.I.P. CONCRETE, TROWEL 
AND MEDIUM SANDBLAST 
FINISH AS PER SPEC. 

~ C.I.P. CONCRETE JOINTING 

19 MM MINUS CRUSH GRAVEL 
COMPACTED TO MIN. 95% MOD. 
PROCTOR DENSITY 

COMPACTED SUBGRADE 

- ASSUME 0.15 lin m PER m2 FIBAR 
SURFACING 

0 
U") ---+-cOMPACTED SUBGRADE 

NOTE: WEAR MAT 
TO BE INSTALLED UNDER 
ALL SWINGS AND SLIDE 
EXITS. 

PAVING TYPE E- WOOD FIBRE SURFACING 
L2.1 NTS 

CONCRETE CURB, BUILDING, 
SLAB, ETC. 

12mm MAX. WIDTH ISOLATION 
JOINT WITH JOINT FILLER, 
SEE SPECIFICATION 

6mm WIDTH SAWN JOINT, TO 1/4 
SLAB DEPTH AS PER SPEC. 

C.I.P CONCRETE SLAB, SEE SPEC. 
1 

L2.1 

NOTE: 
CONSTRUCT ALL CONTROL JOINTS 
AT CONSISTENT ~DTH 

CUT JOINTS BEFORE RANDOM 
CRACKING OCCURS 

@ ~:~CONCRETE JOINTING TYP. 

L2.1 

0 

"' 

~------ 200MM X 100MM PRECAST CONC. 
UNIT PAVER C/W SEALER 
AS SPECIFIED 

r----- POLYMERIC SAND BTW. 
JOINTS 

f::-r-'---f---17"t--- 25MM MORTAR 

1=':::;-:::::;_====:;:;t--- CIP CONCRETE 

PAVING TYPE C- VEHICULAR UNIT PAVING 
1:10 

-25 
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METAL TRELLIS PRECEDENT 
NTS 

350 
~--- 76 x 25 NET DIM 

RECYCLED WOOD 
PRODUCT FIXED TO 
GALV. 

x1J5E1>~~~t; 

FINISH GRADE 

EXPANSION JOINT 

C.I.P. CONCRETE FOOTING 
CONT, t'c 32 MPa, C-2 

GRANULAR BASE 
COURSE 

COMPACTED 
SUBGRADE 
OR APPROVED FILL 
MATERIAL 

CONCRETE BENCH WITH WOOD TOP- TYPICAL 
L2.2 1:20 

0 
0 
0 

"' 

0 
0 
0 
N 

® LOG PLAY STRUCTURE PRECEDENT 
NTS 

350 

N 
m 

CIP CONCRETE BASE 

@ ~t~NG BIKE RACK 

KOMPAN ROBINIA 
NATURAL WOOD CLIMBING 
STRUCTURE 

APPROX. 6M X 6M = 36 SQ M 

{ 
k-

..,. 
a; 

@ GATE PRECEDENT 
L2.2 nts 

3155 

0 

/ 
/ 

[> < 
OUTDOOR KITCHEN 
1:20 

~ 
0 ~ ~ 

I~ v ' 

j) I'<( ~ 
1---

' ' 
' ' 
' ' ' 
' ' ' 
' ' ' 
' ' ' 
' ' 

' ' 

NOTES: 
1. PROVIDE SEPARATE PRICE FOR 

ASSEMBLY AS REQUIRED BY FF&E 
BUDGET. 

2. COUNTERTOP: 3/16 GAUGE STAINLESS 
STEEL 

3. STEEL: MILD STEEL, HOT - DIPPED 
GALVANIZED FRAME 

4. WOOD: TIGHTKNOT HEM-FIR, CLEAR 
OIL-BASED STAIN, TWO COATS. 

5. HARDWARE: HOT-DIPPED GALVANIZED 
BOLT ASSEMBLIES, NAILS. 

6. PROVIDE SHOP DRAWINGS FOR ALL 
STEEL FABRICATION, PLUMBING AND 
GAS CONNECTIONS 

NATURAL GAS CONNECTION, BBQ OR 
GRILL BY OTHERS 

UNDERHUNG STAINLESS STEEL SINK AND 
FAUCET, REFER TO SPECS 

STAINLESS STEEL COUNTERTOP 

STAINLESS STEEL CABINETRY, SLIDING 
DOOR STORAGE ACCESS 
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0 
.z 

d~ 
0.. 
(f) 

FINISH GRADE 

HYDROSEEDED LAWN 
AS PER SPEC 

GRO~NG MEDIUM AS 
PER SPEC 

COMPACTED SUBGRADE 
SEE SPECIFICATION 

LAWN PLANTING ON GRADE 

MULCH, SEE 
SPECIFICATIONS 

PLANTING MEDIUM, SEE 
SPEC. 

FILTER FABRIC CONT. 

COMPACTED SUBGRADE 
SEE SPECIFICATION 

SHRUB/TREE PLAN]NG ON GRADE 

® SOIL PLANTING 
L4.1 NTS 

0 
.-------- EDGE OF PLANTING 

AREA/PLAN1lER 
WALL/SIDEWALK EDGE 

f- X --,~<:...------- DISTANCE FROM EDGE 
IS HALF THE 
SPECIFIED ON-CENTER 
SPACING 

-'>-L--+------- TRIANGULAR SPACING 
AT SPECIFIED 
ON-CEN1lER DISTANCE, 
SEE PLANT SCHEDULE 

--+-------ROW 

_..----1---f------- PLANT CENTRE 

~~'}j"~~~~~~~~;;;x~~~~~7'f------- 50MM MULCH, AS PER 
SPEC. 
ENSURE FULL 
CONTACT BETWEEN 
ROOTBALL AND 
PLANTING MEDIUM 

r----------------====::::j------- 450MM PLANTING 
MEDIUM, AS PER 

® SHRUB PLANTING 
L4.1 NTS 

SPEC. 

N01lE: DEFINE 
PERIMETER OF 
PLANTING BED FIRST 
W / SPECIFIED PLANTS, 
THEN INFILL AS 
SHOWN. 

3000mm TREE PIT DIAMETER 

~--- PLASTIC TREE 
PROTECTOR 

~---CUT LOSEN AND ROLL 
BACK APPROX. ~ OF 
TWINE, BURLAP & 
WIRE ON ROOTBALL 

~--- SET CROWN OF 
ROOTBALL 50-1 OOmm 
ABOVE FINISH GRADE 
AND REMOVE BURLAP 
AND TWINE FROM TOP 
HALF OF R001lBALL 

~----BACKFILL IN 150mm 
LIFTS & TAMPS TO 
PREVENT AIR POCKETS 

75mm MULCH, SEE 
SPECIFICATIONS 

FINISH GRADE 

FERTILIZER TABLETS 

-+-------- PLANTING MEDIUM, SEE 
SPECS 

-------- PLACE ROOTBALL ON 
UNDISTURBED SOIL OR 
ON COMPACTED 
GRAVITY MEDIUM TO 
85% SPD 

® TREE PLANTING ON GRADE 
L4.1 NTS 

D -
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PVC PIPE & FITTINGS UPSTREAM OF 
THE ISOLATION VALVE TO BE 
THE SAME AS SIZE THE MAINUNE. 

ISOLATION VALVE SAME SIZE AS 
REMOTE CONTROL VALVE. 

FINISH GRADE 

LOCKING VALVE BOX 

LATERAL UNE 

REMOlE CONTROL VALVE WlTH 
18~ COIL OF WlRE & MALE REDUCER 

SCH. 80 NIPPLE (S X T) 

ISOLATlON VALVE WITH MALE REDUCER 

SCH. 40 ELL 
1 1/2 CU. FT. DRAIN ROCK 
MIN. 3" DEEP 
SCH. 80 NIPPLE 

BRICK OR CONC. BLOCK TO SUPPORT BOX 

~~=~=s~~~E~g~~~===scH. 40 ELL Q. SCH. 40 TEE OR ELL, TYP. 

SCH. 40 MAINUNE 

"----------SCH. 80 COMPRESSION UNION 

@ ~;0MOTE CONTROL VALVE 

INSTALL BACKFLOW PRE\IENTER AS REQUIRED BY 
LOCAL CODES AND HEALTH DEPARTMENT. 

GATE VALVE, UNIONS, AND SCH. 80 NIPPLES AND 
ELL TO BE SAME SIZE AS BACKFLOW PREVENTER. 

REFER TO SPECIFICATIONS AND IRRIGA llON 
SCHEDULE FOR SIZES AND RECOMMENDED 
MANUF AClURERS. 

FLOW FROM 
METER 

PRESSURE REGULATING VALVE 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: June 9, 2016 

From: Wayne Craig File: DP 15-716274 
Director of Development 

Re: Application by Oris Developments (Hamilton) Corp. for a Development Permit on 
Parts of 23241 and 23281 Gilley Road, and Part of 23060, 23066, 23080, and part 
of 23100 Westminster Highway 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 130-unit seniors housing building on parts of 23241 and 
23281 Gilley Road, and part of23060, 23066,23080, and part of23100 Westminster 
Highway on a site zoned "Low Rise Apartment (ZLR27)- Neighbourhood Village 
Centre (Hamilton)"; and 

2. Vary the provisions ofRichrnond Zoning Bylaw 8500 to: 

5024605 

a) Increase the maximum permitted height from 17.0 m (55.77 ft.) to 17.6 m (57.77 ft.) for 
an architectural feature on the north elevation of the building; 

b) Increase the maximum permitted projection into the north setback from 0.60 m (2.0 ft.) 
to 1.07 m (3.5 ft.) for an architectural feature on the north elevation of the building; and 

c) Reduce the south interior side yard setback for a garden shed from 3.0 m (9.8 ft.) to 
0.30 m (1.0 ft.). 
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Staff Report 

Origin 

Oris Developments (Hamilton) Corp. has applied to the City of Richmond for permission to 
develop a 130-unit seniors housing building occupying parts of 23241 and 23281 Gilley Road, 
and part of23060, 23066, 23080 and part of23100 Westminster Highway on a site zoned "Low 
Rise Apartment (ZLR27)- Neighbourhood Village Centre (Hamilton)". The subject site, Oris' 
Parcel2, and their adjacent Parcel 3 project site, will be consolidated and subdivided as a 
condition of rezoning (See Parcels 2 and 3 on the attached Development Permit Plan DP15-
716274- #2). 

The subject site, Oris' Parcel 3 project, is being rezoned from "Single Detached (RS 1/F)" to 
"Low Rise Apartment (ZLR27)- Neighbourhood Village Centre (Hamilton)" under Bylaw 9261 
(RZ 14-660662). The Parcel 3 project provides a continuum of accommodation and care with: 82 
congregate housing units, 18 memory care and transition units, and 30 independent living strata 
units. 

Immediately to the south, Oris' Parcel 2 project is being processed concurrently with a rezoning 
under Bylaw 9262 (RZ 14-660663) and a Development Permit application (DP 15-716268). 
Parcel 2 includes a mixed-use, four-storey building located at the corner of Gilley Road and 
Westminster Highway with 69 apartment units and 932m2 (10,030 ft2

) of ground-level retail. 

The two (2) buildings on Parcels 2 and 3 are connected in that they share a common driveway 
and have connected parkades with shared parking. The buildings also have shared indoor 
amenity space on Parcel 3. 

Together, the Parcel2 and 3 projects include the first new developments within the Hamilton 
Area Plan's Village Centre. The above zoning amendment bylaws for these projects received 
third reading at a Public Hearing on September 8, 2015. 

As a condition of rezoning, the applicant is also entering into a Servicing Agreement 
(SA15-617692) for significant improvements to Westminster Highway and Gilley Road as 
discussed below, Riparian Management Area (RMA) habitat compensation works, and 
constructing a sewer main extension to the Gilley Road sanitary pump station discussed further 
in the Parcel 2 Development Permit report (DP 15-716268). 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 1) 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, single-family dwellings zoned "Single Detached (RS 1/F)". This area will be 
redeveloped with up to four-storey apartment buildings. 

5024605 
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• To the south, single-family dwellings zoned "Single Detached (RS 1/F)". This area will be 
redeveloped with a four-storey, mixed-use building on Oris Developments (Hamilton) 
Corp.'s proposed Parcel2 (DP15-716268). 

• To the east, single-family dwellings zoned "Single Detached (RS 1/F)". This area will be 
redeveloped with further four-storey, mixed-use buildings. 

• To the west, a vacant, former fire hall site fronting onto Westminster Highway zoned 
"School and Institutional (SI)''. This area will be redeveloped with townhouses. 

Rezoning and Public Hearing Results 

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

• Improve the grade difference between the public sidewalk and the main level of the building 
along Westminster Highway to address the objective of achieving a comfortable height 
transition. 

• Provide adequate landscape screening of the projecting parts of the parkade. 

• Provide adequate animation of the streetscape and application of CPTED principles. 

The Public Hearing for the rezoning of this site was held on September 8, 2015. No concerns 
about rezoning the property were expressed at the Public Hearing. 

Staff worked with the applicant to address the urban design issues in the following ways: 

• The large expanse of the lower section of the building's west elevation facing Westminster 
Highway was broken down in scale with addition of a landscaped terrace and additional 
plantings. These changes provide for a more comfortable transition to the adjacent sidewalk 
while screening the parkade. 

• The elevated walkway and parkade wall adjacent to a portion of the building's Gilley Road 
frontage have been well addressed with the addition of stone cladding, benches and planters. 

• Additional building design elements and articulation have been included to create a focal 
point at the northwest corner of the building at Westminster Highway and New Road. 

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 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "Low Rise 
Apartment (ZLR27)- Neighbourhood Village Centre (Hamilton)" zone except for the zoning 
variances noted below. 

5024605 
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Development Access and Streets: 
The proposed seniors congregate care I apartment building on Parcel 3 and the adjacent mixed­
used building on the Parcel 2 to the south will have a common, private vehicle driveway entering 
from Westminster Highway that will be extended through to Smith Crescent as future parcels 
develop to the east. This common driveway is designated within the Hamilton Area Plan as a 
Shared Street with a statutory right-of-way (ROW) to ensure local public vehicle and pedestrian 
access with maintenance by the future owners of the development. 

This Staff Report references the name "New Road" as included within the Development Permit 
plans and Rezoning Considerations, which then will be officially named through the City's road 
naming policy prior to issuance of the Building Permit. 

Westminster Highway: 
The applicant will complete a number of improvements to Westminster Highway which will 
remain at its current 1.0 m (3.3 ft.) elevation. The major transportation improvements include, 
but are not limited to: 

• A 1.8 m (6.0 ft.) wide on-street bike lane, new minimum 2.5 m (8.0 ft.) wide off-road 
multi-use pathway/sidewalk with a 1.5 m. (5.0 ft.) landscaped boulevard on the east side 
of Westminster Highway to the north of the proposed publicly accessible, privately 
maintained New Road. 

• A bus lay-by and a shelter occupying an expanded 5.0 m (16.5 ft.) wide section of 
sidewalk are located near the Gilley Road intersection. 

• A southbound left-turn lane into the development's proposed New Road. 

Parking: 
The partially below-grade parkades for Parcels 2 and 3 will be connected with vehicle access 
being provided on Parcel 3 to the proposed publicly accessible New Road. The proposed 
parking meets the requirements in Zoning Bylaw 8500 as follows: 

• Parcel 3 includes 102 parking spaces required for the apartments and seniors congregate 
housing units, 24 resident parking spaces for Parcel 2, and 19 excess parking spaces. The 
excess parking may be allocated via easement to future adjacent development phases by 
the applicant if desired. 

• Parcels 2 and 3 will have easements registered on Title to provide for shared access and 
parking. 

Tree Retention and Replacement: 
No trees are planned to be retained on the site given that the building parkade will occupy the 
entirety of the site to provide the necessary parking. The applicant has submitted a landscape 
plan as part of the Development Permit that identifies 33 trees on Parcel 3. This exceeds the 
replacement tree ratio of at least 2:1 to compensate for the 11 removed trees. 

Common Indoor Amenity Space: 
There is approximately 1,094 m2 (11,776 ft2

) of common amenity space for use ofParcel3. Part 
of this large amenity space will be for residents of the building on Parcel 3, and part for shared 
use by residents on Parcel2. The amenity areas on Parcel 3 include the following: 

5024605 
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• For the use apartment/ seniors congregate housing on Parcel3: 704m2 (7,587 ft2
) of 

amenity space; comprised of two (2) lounges, dining room, theatre, kitchen, country 
kitchen, library, beauty salon and barber shop. 

• Shared between Parcel 3 and adjacent Parcel 2: 321 m2 (3,458 ft2
) of shared indoor 

amenity space, which includes a pool and exercise room. 

• Amenity Room for Parcel2: A 69m2 (741 ft2
) amenity room for use of residents of only 

the adjacent Parcel 2. 

There will be a requirement for registration of an easement on Parcel 3 to ensure that residents of 
Parcel 2 are provided with rights of access and use for the above amenity areas. 

Common Outdoor Amenity Space: 
The outdoor amenity on Parcel 3 includes 1,180 m2 

( 12,702 ft2
) within a large courtyard within 

this "U" shaped building which includes raised garden plots, a walking pathway and seating 
described further below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1) Increase the maximum permitted height from 17.0 m (55.77 ft.) to 17.6 m (57.77 ft.) for 
an architectural feature on the north elevation of the building. 

2) Increase the maximum permitted projection into the north setback from 0.60 m (2.0 ft.) to 
1.07 m (3.5 ft.) for an architectural feature on the north elevation of the building. 

(Staff supports the above proposed minor variances as they both pertain to a large stone 
clad architectural fin feature that improves the transition in the building design between 
its north and west elevations while allowing for a pop-up corner roof. The fin feature 
and pop-up corner roof accentuate this corner of the building to create a gateway focal 
point at the corner of Westminster Highway and the New Road providing access to the 
development.) 

3) Reduce the south interior side yard setback for a garden shed from 3.0 m (9.8 ft.) to 
0.30 m (1.0 ft.). 

(Staff supports the above proposed variance as it will allow for a 3.6 m (11.8ft.) by 
8.35 m (27.4 ft.) communal garden shed for use of the residents, while not reducing the 
useable common amenity space within the courtyard that would be created with the shed 
being set back 3. 0 m (9. 8ft.) from the property line. As this is an interior side lot line 
shared with Parcel 2, the proposed shed is not visible from the adjacent streets. The 
landscape plans for Parcels 2 and 3 have been developed together and take into account 
the proposed shed location.) 

Advisory Design Panel Comments 

The Advisory Design Panel meeting was held on May 18,2016. A copy ofthe relevant excerpt 
from the Advisory Design Panel Minutes is attached for reference (Attachment 2). The design 
response from the applicant has been included immediately following the specific Design Panel 
comments and is identified in 'bold italics'. 
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Analysis 

Conditions of Adjacency 
• Westminster Highway and the building's parkade slab remain at the current geodetic 

elevation of approximately 1. 0 m, well below the 3.5 m main floor elevation of the 
building. With this elevation difference, the height of the parkade creates a substantial 
"building base". 

• Wide and heavily landscaped terraces above Westminster Highway provide an attractive 
grade transition to the adjacent streetscape. 

• The interim grade transitions to the existing single-family dwellings on the north and east 
sides of building (designated for future four-storey redevelopment in the Hamilton Area 
Plan) are addressed with temporary landscape berms sloping down at 3:1 angle and 
extending 5.0 m (16.5 ft.) away from the building. 

• The building's south courtyard opens out onto a walkway shared with the adjacent 
mixed-use building on Parcel 2. 

• The north-south greenway; which leads from Parcel2 and the High Street Plaza to the 
south, is located on the east side of the building podium, will be widened to the east and 
extended to north by future developments. In the interim, grade transitions to the existing 
single-family lots on the north and east side of the building (planned for future four-storey 
redevelopment) are addressed with a sloping landscape berm. This berm will be included 
within an easement registered on title of the adjacent lots in favour of Parcel 3 as a 
condition of issuance of the Development Permit. 

• The New Road rises from Westminster Highway up to the 3.5 m elevation of the 
building's main floor. 

• The sidewalk adjacent to the New Road and north-south greenway provide for pedestrian 
circulation for the proposed and future developments as provided by Shared Street and 
Strollway networks in the Hamilton Area Plan. 

Urban Design and Site Planning 
• The building has a wide "U" shape with a courtyard facing to the south towards the 

mixed-use building proposed for Parcel2. 
• On the north elevation facing New Road, a large port cochere provides the focal point for 

the building and creates a covered area for vehicle drop-off/pick-up of residents. 
• The parkade entrance for the subject Parcel 3 and the adjacent Parcel 2 building is 

accessed from the New Road on the north elevation. 

Architectural Form and Character 
• The building's facades are articulated with stepped massing components, balconies, 

material and colour and varied roof projections. 
• Key building corners are expressed with higher roofs. 
• The building elevations include a soft green and grey vinyl siding and cementitious 

(Hardie) siding applied to accentuate building articulation. 
• The balconies are enclosed with glass railings accented by horizontal metal banding. 
• Numerous balcony columns and sections of the soffit above the balconies are clad with 

reddish-brown stained wood to further accentuate the articulation of the building's 
facades. 

5024605 



June 9, 2016 - 7 - DP 15-716274 

• There are cultured grey ledge stone architectural fin features and columns supporting the 
porte cochere, parkade entrance, and on the prominent vertical architectural elements at 
the northeast and northwest comers of the building. Sections of the ground floor include 
stone elements which break-up the walls and support the balconies on the three (3) floors 
above. 

• The memory ward on the ground floor ofthe southwest wing of the building has smaller 
windows and a shared, private patio instead of individual unit patios. 

Landscape Design and Open Space Design 
• The building's podium at 2.5m (8.2 ft.) above Westminster Highway to the west has been 

addressed with two (2) heavily landscaped planter terraces. There are two (2) types of 
treatment of the 5.25 m (17.2 ft.) to 5.5 m (18.0 ft.) area between the building and public 
sidewalk on Westminster Highway that are shown on the landscape plans in the 
Development Permit. The upper terrace also includes a fully accessible pathway leading 
from the south courtyard to New Road. 

• On the north side of the site, New Road includes a 2.5 m (8.2 ft.) sidewalk, port cochere 
pedestrian pick-up/drop-off area and an outdoor dining patio, all paved with scored 
concrete. 

• The on-site, publicly accessible north-south greenway includes a 2.5 m (8.2 ft.) sidewalk 
with scored concrete and a treed planting strip to provide a buffer to private common 
patios on the east side of the building. This greenway will be widen~d by the future 
adjacent development to the east and extended to the north by other developments. 

• The large south courtyard provides the main amenity space for the project which includes 
the following outdoor living elements: 

o An outdoor siting and dining patio. 
o Community garden plots and garden shed. 
o Shuffle board. 
o Seating areas set amongst raised landscape mounds with trees. 
o A separate, enclosed, private patio area for the memory care ward. 

Crime Prevention Through Environmental Design 
The proposed development includes the following design elements that support CPTED 
principles: 

• The four-storey buildings have a substantial number of balconies and windows facing 
adjacent roadways and public greenway, while having sufficient landscaping for privacy 
for units on the ground level. 

• The large amenity areas facing onto the internal courtyard, public greenway and the 
New Road have front elevations with windows and major entry doors that provide for 
more "eyes on the street". 

• The internal courtyard and pedestrian mews between the subject building and the adjacent 
Parcel 2 building include landscaping that provides a balance between privacy for 
residents and visibility onto the common pathways. 
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• The courtyard and pedestrian pathway are separated from Westminster Highway and the 
north-south greenway by gates and railings that prevent entry of strangers, but still provide 
for visibility. 

• The project includes a lighting plan; with lighting of private and public areas on the 
greenway and New Road. 

Accessible Housing 
• All of the proposed units incorporate aging in place features to accommodate mobility 

constraints associated with aging. These features include: 
o Stairwell hand rails. 
o Lever-type handles for plumbing fixtures and door handles. 
o Solid blocking in washroom walls to facilitate future grab bar installation beside 

toilets, bathtubs and showers. 

• The applicant has stated that every reasonable effort will be made to provide accessibility 
features in every unit and most, if not all, will meet the "basic universal housing" 
provisions under Zoning Bylaw 8500 at Building Permit plans stage. 

Energy and Sustainability 
The applicant is proposing that the development be LEED Silver equivalent with a rating of 51. 
The LEED Silver equivalency is based the following identified sustainability measures as 
included on the initial LEED Project Checklist (Attachment 3): 

• Providing on-site geothermal heating 
• Water efficient landscaping. 
• Dual flush toilets and low flow faucets. 
• Low-E glazing on all windows. 
• Energy Star appliances. 
• Recycled and regional materials. 

The applicant is proposing the above elements which are intended to be included in the detailed 
architectural and engineering plans at time of building permit application. The applicant has 
constructed a number of projects with geothermal heating in Richmond. The provision of an on­
site geothermal heating system, however, is not secured through registration of a restrictive 
covenant on title or other means. 

Conclusions 
The proposed seniors building on Parcel 3, along with the adjacent Parcel 2 mixed-use 
development, constitute the first two (2) Development Permit applications to be considered 
under the Hamilton Area Plan. 

The proposed four-storey building is consistent with the intent of the Area Plan's Neighbourhood 
Village Centre (Residential4 Storey 1.50 FAR) designation and Development Permit Area 
guidelines. 
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The subject developments provide the basis for creating the envisioned pedestrian-oriented, 
mixed-use Village Centre. The proposed development also establishes the first legs of the 
planned east-west Shared Street with New Road and the north-south greenway for Strollway 
network provided for under the Area Plan. These improvements are at the core of creating a 
pedestrian-oriented Village Centre for Hamilton. 

Given the above, staff recommends that the Development Permit for the proposed project be 
issued. 

Mark McMullen 
Senior Coordinator- Major Projects 
(604-276-4173) 

MM:blg 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $735,056. 

• Registration on title an easement extending for a depth of5.0 m (16.5 ft.) onto the lots immediately north and 
east ofParcel3in favour of the owners ofParcel3 to allow them to install, maintain and remove a landscape 
berm which includes soil, landscaping, irrigation and drainage as may be needed on these adjacent lots. 

• Registration of a restrictive covenant on title that requires prior to issuance of a Building Permit, that the owner 
would submit a construction traffic and parking management plan to the satisfaction of the City's Transportation 
Department (http://www.richrnond.ca/services/ttp/special.htm), and which addresses: 
o For the 9 weeks in the summer to coincide with the school closure, a minimum of one lane alternating 

traffic and a pedestrian walkway, on or immediately adjacent, to Gilley Road to the satisfaction of the City 
with diligence in not backing up eastbound traffic from Gilley Road onto Westminster Highway and 
provide a continuous walkway for pedestrians. 

o Consultation with the school administration must occur for the works scheduled to be done in September, 
2017, so notification can be given to parents on how to get their children to school during that time period. 

o Consultation must take place with the Hamilton Community Center as to how the partial closure will affect 
patrons using the center and possible alternate routes of access. 

o Consultation with Coast Mountain Bus on potential impact to their routes in the area. 

Prior to future Building Permit issuance, the developer is required to complete the following: 

• The applicant is required to obtain a Building Permit for any construction hoarding associated with the proposed 
development. If construction hoarding is required to temporarily occupy a street, or any part thereof, or occupy 
the air space above a street or any part thereof, additional City approvals and associated fees may be required as 
part of the Building Permit. For further information on the Building Permit, please contact Building Approvals 
Department at 604-276-4285. 

• Completion of a Waste Management Plan to confirm the allocation of recycling and garbage containers within 
the refuse rooms for the different uses within the Parcel 3 seniors building. 

5024605 

I ' 



City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 15-716274 Attachment 1 

Address: 23241 and 23281 Gilley Road, and 23060, 23066, 23080 and part of 23100 Westminster Highway 
Oris Developments 

Applicant: Oris Developments (Hamilton) Corp. Owner: (Hamilton) Corp. 

Planning Area(s): Hamilton -----------------------------------------------------------------

Floor Area Gross: 10,035 m2 Floor Area Net: 
--~----------------------

8,660 m2 

I Existing I Proposed 

Site Area: 5,783 m2 5,783 m2 

Land Uses: Single~Family Seniors Residential 

Neighbourhood Village 
Neighbourhood Village Centre (Residential 4 OCP Designation: Centre (Residential 4 

Storey 1.50 FAR) Storey 1.50 FAR) 

Zoning: "Single Detached "Low Rise Apartment (ZLR27) -
(RS1/F)" Neighbourhood Village Centre (Hamilton)" 

Number of Units: N/A 130 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 
1.50 plus 0.19 for 1.50 plus 0.19 for amenity none 

amenity space space permitted 

Lot Coverage: Max. 60% 54% none 

Setback- Front Yard: 
Min. 6.0 m 6.0 m (West; Westminster Hwy) none 

Bldg. 10.0 m, Canopy 5.0 m; Variance of 

Setback- Side Yard: Min. Bldg. 10.0 m, 
variance requested to 0.47m required 

increase the permitted 0.60 for an 
(North) Canopy 5.0 m architectural 

m projection . feature from 
0.60 m to 1.07 m 

Setback- Interior Side Yard: 
Min. 3.0 m 3.0 m (South) none 

Variance of 

Setback- Rear Yard: 2.7m required 

(East) 
Min. 6.0 m 6.0 m for a garden 

shed from 3.0 m 
to 0.3 m 

Variance of 
0.6m required 

Height (m): Max. 17.0 m 17.6 m for an 
architectural 
feature from 

17.0 m to 17.6 m 

Lot Size: 5,000 m2 5,783 m2 none 
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Off-street Parking Spaces -
1 02 plus 19 excess parking 

102 spaces for potential use in none 
Regular/Commercial: future adjacent parcels 
Off-street Parking Spaces -

2 4 none 
Accessible: 

102 plus 19 excess parking 
Total off-street Spaces: 102 spaces for potential use in none 

future adjacent parcels 

Tandem Parking Spaces 0 0 none 

Amenity Space - Indoor: Min. 100m2 636m2 none 

Amenity Space - Outdoor: Min. 780m2 1,432 m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, May 18, 2016-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

2. DP 15-716268- 69-UNIT MIXED USE FOUR-STOREY BUILDING; AND 

3. DP 15-716274 - 130-UNIT SENIORS RESIDENTIAL AND CONTINUUM OF 
CARE FOUR-STOREY BUILDING 

5024605 

ARCHITECT: 

PROPERTY LOCATION: 

Applicant's Presentation 

Rositch Hemphill Architect 

Westminster Highway and Gilley Road 

Dana Westermark, Oris Consulting Ltd., Keith Hemphill, Rositch Hemphill Architect, and 
Doug Shearer, Hapa Collaborative, provided background information on the proposed 
developments (Parcels 2 and 3) and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel for Items 2 and 3 were as follows: 

• appreciate the proposed architectural design and proper use of shape and form; 
building overhangs and setbacks provide solar shading; Noted. 

• the project is in the right direction in terms of sustainability; the applicant is 
aiming for LEED Silver equivalency for the project; however, LEED scorecards 
need to be provided to show how the targeted energy credits are to be achieved; 

We have included the LEED Scorecard and response from our LEED 
consultant confirming that LEED silver equivalent will be achieved. 

• appreciate the proposed geo-exchange system; investigate opportunities for 
sharing of heating system for residential and retail units; 

Oris will be providing a geoexchange system and will continue to explore 
options to share energy between uses. 

• provide details on parking ventilation; consider introducing shafts and/or 
openings in the north, west and south exposures; 

Parking ventilation is achieved through grills at vertical wall facing 
Westminster Hwy. and have been integrated into the landscape design. 
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• provide a mechanical room for the swimming pool; 

This was already included on sheet A3.0 for Parcel 3. 

• review the distance between the kitchen exhaust and make-up air unit to ensure 
compliance with requirements; 

Done, see roofplan. 

• consider further design development to the High Street Plaza in Parcel 2 to 
make it more engaging and inviting as a community gathering place as 
envisioned by the project; should also be able to accommodate community 
events for residents and non-residents of the proposed development; 

The High Street Plaza occupies the same space as the Fire Lane and Staging 
Area which cannot contain any permanent structures or trees. However, once 
the adjacent parcel is developed and the plaza space is more defined the fire 
lane can shift east between both parcels to allow for the street trees to 
continue from the north. In the interim, moveable furniture, moveable 
planters, and overhangs have been included to provide comfort to invite 
residents and visitors to use this community space. Refer to Ll.l Landscape 
Materials & Layout Plan Parcel 2. 

• the walking loop around the two parcels should be more distinct; also consider 
introducing safety measures to enable pedestrians, especially seniors, to cross 
the ramp safely; 

All pedestrian routes in both parcels are meant to have visual prominence. 
The walking loop/assisted living walking route is meant to be a feature unique 
to Parcel 3. There, safety measures such as signage and contrast paving have 
been proposed to ensure pedestrians (especially seniors) are able to cross the 
ramp safely. Refer to Ll.J Landscape Materials & Layout Planfor Parcel3. 

• consider more architectural variations between the two buildings; 

The two buildings are differentiated through the use of material changes and 
colour. Parcel 2 is accented with brick and panels of strong 'rust' colour 
while parcel 3 is accented with stone and strong panels of sage green. See 
sheet A0.2 for Parcel 2. 

• appreciate the master plan for the proposed developments (Parcels 2 and 3); 
appreciate the massing and density; Noted. 
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• the prominent comer at Gilley Road and Westminster Highway appears 
compressed; needs design development to improve architectural expression; 
Consider making it clearer through (i) widening the upper stairs leading to the 
retail units, Done (ii) shifting the parkade stairs away from Gilley Road and 
farther north along Westminster Highway to provide better separation from the 
comer stairs, Done; a new area of landscape planting has been added to better 
separate and differentiate the stairs; and (iii) removing the tree near the comer; 
The tree has been removed and a planter has been added to further separate 
the two staircases. Refer to Ll.l Landscape Materials & Layout Plan for 
Parcel2. 

• differentiate the main entrance to residential units from the retail units' entry at 
the High Street Plaza along Gilley Road; develop a hierarchy of entrances; the 
main entry to the residential units should be visually distinct and separate from 
the retail entrance; 

What was interpreted by the panel as a 'retail entrance' was simply the 
accessible access to the commercial parking provided with an elevator. The 
design intent is to play down the entry to a more subtle character consistent 
with the commercial frontage which is very different than the residential. 
The residential entry has been made larger and enhanced with additional 
timber detail to increase the differentiation. 

• reconsider use of vinyl in some portions of the proposed buildings; consider 
replacing with more durable materials such as hardie panel to maintain the 
robust character of the proposed developments; 

As part of both increasing the use of the more robust 'hardie' material and to 
increase the differentiation of the two buildings, strategically chosen panels 
of wall have been changed to 'hardie' panel with a strong contrasting colour. 
Parcel 2 is enhanced with panels of 'rust' colour, and brick, while Parcel 3 is 
enhanced with 'sage green' and stone. See sheet A0.2 for Parcels 2 and 3. 

• consider simplifying the jagged roofline by eliminating some indents; 

Consideration has been given to the suggestion. However, the roof line 
typically follows the massing and is an important element in identifying and 
separating the balcony stacks which contribute to the building articulation. 

• planting of street trees along Gilley Road need to have a rhythm to provide 
individual character to each retail space; apply the proposed landscaping along 
the Westminster Highway elevation to the Gilley Road elevation; 

The rhythm of the street tree planting on Gilley has been adjusted to 
contribute to the character of each retail space. Refer to sheet Ll.lfor Parcel 
2. 
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• consider eliminating the landscape berm in the Parcel 3 courtyard to better 
integrate the two courtyards and encourage more inter-generational use; 

The landscape berm between Parcel 2 and 3 has been minimized, to provide 
more visual permeability between the two courtyards and encourage more 
inter-generational use. Refer to sheet Ll.l for Parcel 2. 

• applicant needs to provide lighting details for the proposed developments; 
consider pedestrian safety and security in the lighting plan along the edges of 
the two parcels and inside the courtyards; 

Lighting that considers pedestrian safety and security on both parcels will be 
included in the next submission. Refer to sheet Ll.l for Parcels 2 and 3. 

• appreciate the sustainability features of the proposed development; applicant is 
encouraged to exceed the targeted LEED Silver equivalency; investigate 
opportunities for enhancing sustainability in the building envelope, e.g. by 
introducing triple-glazed window materials along the south side of Parcel 2 to 
mitigate direct sun exposure; 

Oris is committed to sustainability as demonstrated in leading in this area by 
including geo-exchange in many of its projects. Oris will continue to look at 
other features and at this time will commit to LEED silver equivalency. 

• appreciate the accessibility of pedestrian pathways around the site; Noted. 

• appreciate the design of washrooms in majority of residential units in Parcel 3; 
however, unit-types A and D2 have inward-opening doors; consider replacing 
with outward-opening doors which are more accessible and child-friendly; 
outward-opening doors could also be introduced in residential units in Parcel 2; 

Consideration of this point will be given to the functionality of the doors at 
the building permit stage. 

• consider design development to the hard landscaping along Gilley Road, e.g. by 
incorporating a patterned concrete/paver band to provide more visual interest to 
pedestrians; 

Paving bands and a more distinct paving pattern has been introduced to the 
hard landscape along Gilley Road to contribute to visual interest for 
pedestrians. Refer to sheet Ll.l for Parcel 2. 

• appreciate the landscape approach to address the proposed grade changes from 
Westminster Highway and Gilley Road; Noted. 

• support the choice of planting materials for the project; Noted. 

• support the use of mounted planters which appear more friendly; however, 
ensure adequate soil volume; 

Slab depth to allow for adequate soil volume as set by the BC Landscape 
Standard will be coordinated. Soil will be mounded where necessary to 
achieve adequate soil volume. 
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• consider introducing landscaping elements to link/tie-in the big courtyard 
together, e.g. introduce a band to encourage shared use by residents of the two 
parcels; 

Paving pattern and site furnishings such as benches, bike racks, and planting 
straddling both parcels invite residents of the two parcels to utilize the 
courtyard. The reduction of the landscape berm and permeability of the fence 
material between the parcels can link the two together and invite shared use. 

• ensure visual connection of the grand stair along Westminster Highway with the 
gate/access control on the stair landing above to improve pedestrian experience; 
applicant needs to provide details; 

The gate location has been moved west to the top of the stairs along 
Westminster Highway so it is visible from the bottom of the stairs. 

• consider design development to the gate in the courtyard to create a more 
friendly character and enhance the pedestrian experience; 

The courtyard gate design will be further developed in the working drawing 
phase to appear more "friendly" in character and enhance the pedestrian 
experience. Refer to sheet L2.2 for Site Furnishing Parcel 2. 

• review the proposed landscaping on seniors' housing frontage at Westminster 
Highway to ensure visual permeability from the internal walkway ramp to the 
street; 

A gate controls access from the walking route to the street. Low planting in 
planters on the Westminster Highway allow for visual permeability to the 
street beyond. 

• agree with the proposal for early integration of shafts for parking ventilation as 
it will impact the landscaping of the project; and See previous note. 

• review the long roof line; consider introducing height variation with parapet or 
architectural elements. 

Roof lines have been adjusted with the principal corner roof pop-ups on 
Parcel 2 being enlarged. Similar treatments with roof pop-ups have been 
added to the northeast and northwest corners of the Parcel3 building. 

Panel Decision 

It was moved and seconded 
That DP 15-716268 and DP 15-716274 be supported to move forward to the 
Development Permit Panel subject to the applicant giving consideration to the 
comments of the Advisory Design Panel. 
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LEED 2009 for New Construction and Major Renovations 

Possible Point:s:----26. 

Prereq 1 Construction Activity Pollution Prevention 

Credit 1 Site Selection 
credit 2 Development Density and Community Connectivity 

credit 3 Brownfield Redevelopment 
credit 4.1 Alternative Transportation-Public Transportation Access 

credit 4.2 Alternative Transportation-Bicycle Storage and Changing Rooms 

1 
6 

credit 4.3 Alternative Transportation-Low-Emitting and Fuel-Efficient Vehicles 3 

credit 4.4 Alternative Transportation-Parking Capacity 2 

credit s.1 Site Development-Protect or Restore Habitat 

Credit s.2 Site Development-Maximize Open Space 
credit 6.1 Stormwater Design-Quantity Control 
credit 6.2 Stormwater Design-Quality Control 

credit 7.1 Heat Island Effect-Non-roof 
Credit 7.2 Heat Island Effect-Roof 

credit 8 Light Pollution Reduction 

'ffctency_ 

~
Prereq1 
Credit 1 

Credit 2 

Credit 3 

Water Use Reduction-20% Reduction 

Water Efficient Landscaping 
Innovative Wastewater Technologies 
Water Use Reduction 

2 to 4 
2 

2 to 4 

I 71 l 2s !Ener 

ry 
1-

~ y 

Prereq 1 Fundamental Commissioning of Building Energy Systems 

Prereq 2 Minimum Energy Performance 

Prereq 3 Fundamental Refrigerant Management 

5 11 Credit 1 Optimize Energy Performance 

7 Credit 2 On-Site Renewable Energy 

2 Credit 3 Enhanced Commissioning 

2 Credit4 Enhanced Refrigerant Management 

3 Credit 5 Measurement and Verification 

2 Credit 6 Green Power 

t{esources 

g Prereq 1 Storage and Collection of Recyclables 

credit 1.1 Building Reuse-Maintain Existing Walls, Floors, and Roof 

credit 1.2 Building Reuse-Maintain 50% of Interior Non-Structural Elements 
Credit 2 Constructwn Waste Management 
credit 3 Materials Reuse 

1 to 19 
1 to 7 
2 

2 

2 

1 to 3 
1 
1 to 2 
1 to 2 

Hamilton- P3 
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esources, Continued 
? N 

§;
Credit4 
Credit 5 

Credit 6 

Credit 7 

Recycled Content 

Regional Materials 

Rapidly Renewable Materials 
Certified Wood 

1 to 2 
1 to 2 

1 

y 
y 

1 
1 

1 
1 
1 
1 

1 
1 

1 

1 
1 

1 
1 

1 
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lnaoor Environmentat-:Quali .e:.ossiJitePoint~1 

Prereq 1 Minimum Indoor Air Quality Performance 
Prereq 2 Environmental Tobacco Smoke (ETS) Control 

credit 1 Outdoor Air Delivery Monitoring 
credit 2 Increased Ventilation 
credit 3.1 Construction IAQ Management Plan-During Construction 

Credit 3.2 Construction IAQ Management Plan-Before Occupancy 
credit 4.1 Low-Emitting Materials-Adhesives and Sealants 
credit 4.2 Low-Emitting Materials-Paints and Coatings 

Credit 4.3 Low-Emitting Materials-Flooring Systems 

credit 4.4 Low-Emitting Materials-Composite Wood and Agrifiber Products 
credits Indoor Chemical and Pollutant Source Control 

credit 6.1 Controllability of Systems-Lighting 
credit 6.2 Controllability of Systems-Thermal Comfort 
credit 7.1 Thermal Comfort-Design 

credit 7.2 Thermal Comfort-Verification 
credit 8.1 Daylight and Views-Daylight 
credit 8.2 Daylight and Views-Views 

I 6 I I llnnovationand·oesign Process Possiote Points: 6 

credit 1.2 Innovation in Design: Green Education 
credit 1.3 Innovation in Design : Integrative Process l
credit 1.1 Innovation in Design: Geo-piles 

credit 1.4 Innovation in Design: Community Outreach and Involvement 
credit 1.s Innovation in Design: Site Assessment 

credit 2 LEED Accredited Professional 

g credit1 .1 

Credit 1.2 

Credit 1.3 

Credit 1.4 

ltts Possfl5la2.oints:_A 

Regional Priority: optimize energy performance 
Regional Priority: BC Urban only: SSc2 - Development Density and Corr 1 
Regional Priority: BC urban only: WEc3 - Water Use Reduction (>= 35% 1 
Regional Priority: 1 

Possiote:..eoints:_ n o: 
Certified 4 0 to 49 points Silver 50 to 59 points Gold 60 to 79 points Platinum 80 to 110 
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;;: 
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City of 
Richmond Development Permit 

To the Holder: 

No. DP 15-716274 

ORIS DEVELOPMENTS (HAMIL TON) CORP. 

Property Address: PARTS OF 23241 AND 23281 GILLEY ROAD, AND 23060, 
23066, 23080 AND PART OF 23100 WESTMINSTER HIGHWAY 

Address: C/0 DANA WESTERMARK 
12235 No. 1 ROAD 
RICHMOND, BC V7E 1T6 

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. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Increase the maximum permitted height from 17.0 m (55.77 ft.) to 17.6 m (57.77 ft.) 
for an architectural feature on the north elevation of the building; 

b) Increase the maximum permitted projection into the north setback from 0.60 m 
(2.0 ft.) to 1.07 m (3.5 ft.) for an architectural feature on the north elevation of the 
building; and 

c) Reduce the south interior side yard setback for a garden shed from 3.0 m (9.8 ft.) to 
0.30 m (1.0 ft.). 

4. 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 #28 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$735,056 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. 

5024605 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 15-716274 

ORIS DEVELOPMENTS (HAMILTON) CORP. 

PARTS OF 23241 AND 23281 GILLEY ROAD, AND 23060, 
23066, 23080, AND PART OF 23100 WESTMINSTER HIGHWAY 

C/0 DANA WESTERMARK 
12235 NO.1 ROAD 
RICHMOND, BC V7E 1T6 

7. 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. 

8. 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 

5024605 

ISSUED BY THE COUNCIL THE 
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Richmond 

GILLEY RD 
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HAMIL TON LANDS - PARCEL3 
Westminster Hwy, Richmond, BC 

PROJECTS STATISTICS PROJECT DIRECTORY: 
PROJECT DESCRIPTION: 
•S1D'lEY WOOOF!IAMECAFARl"'-ENTSENIORSBIJlD!t{G 
OVER 1 L~V£LUNDERGROONOPARKADE. 

MUNICIPAL ADDRESS : 

LEGAL DESCRIPTION : 

ZONE: 

LOT AREA: 
"0.578HA i 1.429A~I i5.7!31r'.') (6214!FT') 

ASPROVIJEDBYCl!.SeNII.NDA.;SOCLIITESLANOSlJRV;ra<:OOSEFT. 2Q15 

BUILDING HEIGHT 
ALLOI'I8l 11.01.1 (5S.3FTJAIIOVEflJISHEO GAADE (I'I'ES1MI~STERHWY), 4SlOilEYS 
ffiOYDED 4STOREYSREFERTOUEVATIONSHETSM.1TOM.2 

FIRE PROTECTION : 

PARKING SIZE 
fU!.LSIZES1.0J.l!l :!.So,•5.Sm(!"·YX1S'.Q') 
SI.Y.t lSIZ!STM.lSI!m",.-...._) 21m>4m(T..JI'X15"·l1 
IWI~EDSiAU.S Um•Mml12"~liU"4) 

10~·12235No. 1 ROA.D, 
RICHM~D, B.C.,V7E1T5 

DAMWESTERI.IAFiK 
PALP..D~YTRIW 

M iHANCLJ\AAN 

dana§oriocooWH~.r.a 
P•~@ori$c:lns~ng.~e~ 
nalhao@onocon,.ng.r::a 

DENSITY I UNIT STATISTICS: 
ROSITOIHEMF'HUARDfll:-<:lS 
#10 -12\lPOWELlSTREET 
VANCO!NfR. B.C.V""tGI 

GROSS SITE AREA 

NUMBER OF UNITS 
NEl FLOOR AREA {For Non-Amen ity FAR ) 

FAR 
Net Amenity Floor Area - 0.19 FAR as max. permitted. 
AmenltyA.re.a- Provided 

LOT COVERAGE PERMITTED IN ZlR27 Zone 

LOT COVERAGE PROVIDED: 

"'· 0578 

PARKING REQUIRED : ~~ s..,: ..: ,tm><l~~~tu llt~or r ~r>tiii:B & T~IK sd""' 

PARKING PROV IDED: St• a .... rlilkJo.:IO:~II~p:ot~ndiXa& Tdl!kBo!-

AMENITY REQUIREMENTS: 

Requirl!dAmenity:Mporlt<!lonlna«>n<ldorotloniUi 

Provided Indoor Amenity: "" porRuonln; ocruld~'•licn 1t16 

Outdoo; Amenity lor 11e 30 M.trkol """"' lnRI mn. &m1{uroit I 

Sq. Ft . 

62,248 1.429 

130 
!13,217 Sq.ir. 

1.50 
ll,827 Sq.H. 

11,,786 ~.Ft. 

"" 102 
102 

3,458 Sq.Ft. 

3,-4 58 Sq.H. 

1,938 Sq.fr. 

Sq.M. F.A.R. 

5.783 1.50 

8,660 M1 

1,099 ~~~~ 

1.095 M1 

321 MJ 
321M; 

UPA 

90.97 

0.19Ami!t!ityFAR 

BIKE SPACES REQUIRED : M• 111~tH ..,, InE 30 unit<> 1.25 • ~~l1t~ t1 tMnt D.1h 1'15!lli~Ciau 1 bike:: ;s Marht Hou~n&, UA~shted Uv in g Ous l bike :26 Sike Sp~ces 
BIKE SPAC ES PROVIDED : Class I blke • ;g Mart:et Housing. llAs~sted Uvlng O;us l bike • 26Bike Spices 

BUILOING HEJGHT:PERMm EO 4 S'-"'"Y J1.DM/SS.I"JIAruBunlllngHr. 

BUILDING HEIGHT: PROPOSED 

PROPOSED BLDG SETBACKS: SOLJTH P.L 

EASTP.L 

lO.OOFT 
lO.OOFT l'J..InrrtiorSirft l.oflin<fSt:vll-..·orROWJ 

4 

3.00M 
6.00M 

lO.OOM 

6.00M 

32.81 FT I'J. .fronll.o!Litt~(5.«JMfn!I)'CDnopyRoo[IJn•J 

'""""""'"dinanacfJ.50,.,. 20.00 FT I'J.. f..:w;orSirkLD:Iint(W~tmjruterH"y/ 

UNIT SUMMARY: 

Unit Unit Type I Description UnltS!ze(sf) No. ofUnits 
Unit Net =~loor Required Required 

Area (sf) Parking Parlting 

Unit I sa1lo~ 1 8r.ltYU~trt6tttrl•e.ntn~dl~~ 

Unlt81 51!Jlioro lir,I~P*f,..'ft/Assls.tnJJMrg 

Unit1!12 se~lo~ liii,I"*~'Anl•rf!du.trw 

Unltll! ~.,~.,~ lBt,tn1epcnMm:tN:.rswH.Mrt; 

Unit 14 smlor~ 1 Sr.lf'"drpntdtt!t/Asols.tt:dlir<rv 

Unlt85 $Sliors JBI,I"*~flf/Au~tt:d !llfrt; 

UnitC senloo lii.-•DI:n.lnd<t»:WI'Wl/Aul•ro:dU.h~ 

UnltCl •eniors lfk•Orn.lndl:~t.mmr/111>/mlil.••;,~ 

UnltCl sen iors JBI•f>M.In-iJHn:iMI/~,.;,rod i.Nit>g 

Unit D • ~nion 2Br , ~~ni/Aul•~r;lllt1/r,g 

Unit 01 seniors J Br,lr>d;~<rdl'.m/Aul•t..-.:IIM"S" 

Unlt 02 nnicr~ 2 BI."><*~~M/.....-IJUiffMfov 

317 
50S 
471 
540 
511 

560 
489 
554 
577 

584 
678 
701 
703 
600 

21 

16 
11 

3 

82 

951 
10,666 

2 " 
1,080 

1533 
1,120 
1467 
8,864 11tptJif 

6,347 
1,752 

2,034 

210~ 

2,109 
1,800 

44,654 

Unit mA mark~ J Br, l.tr:lrlrrr knion Hr;~Hng 600 18 10 BOO 

1":~'0~:!'":":':,..1 ":'"':"';;.+'!.:,:c::~=~:co:"'::o::::=:~~"'~----t--~":"o-l----7-1---o'".'·""o-l As>o:.,r .. 
i":u"Cnit'"m~C~m~ark~•+",~C'.,~~C'•"••~-~.~~=,~~. ----j--~:~~~-+---7-1---o;".'~~~-l "= 
Unit met m•rltet 1 ar, Mar ... ! ~til~ lf::"Wl(l 850 2,550 

UnltMC stnlon M'"'"""VO."'Url/1>" 

UnltTA seniors 

Unlt T& & TC senior s~rn~ J 1/Pdmom Trurr>lllo~ U111" 

T"" l 

TYPo No. of Units 

245 
413 

422 

30 1!1,995 

12 

130 

2,940 

"' 
2,110 

5,463 

70,112 

Z45lr;Jft ( J~r} 

Parking Required 

Stall Provided Total Stalls 

20 

45 

10 

75.0 
3.0 

24.0 

102.0 

Bah:on ltn:~. 64.S9sfl 

Area{st) Slu'!{fl:.) 

72 

Parking Stall Sizes Summary 

LA.N[}SCAf'EARCHnECT: fW'ACOI.LABOAATti'E 
'03-37SW.5TH AVENUE 
VIINCOUVER,B.C.I'5YU6 

-Emois: 

Perspective 

KEmtHE~'FI GLL 

WISBONOOC 

"""""" 
'eiL1fjrllllcll~oda.CII 

.,~arcllilo!:tu:a 

OOUGSHEARER 
GLENISCANE.TE 
ffi\.909-4150 
dshw&r@htp;~cobo.W'1 

gca~~@h!J)iloobo.com 

Parcell Residentia l ., 
., 

Bylaw Rate 

1.5 

Stall Required 

11>1 
In Parcel 
2&3 Lot 

Boundarv 

surplus 
Stalls for 

Future 

Phase(s) 

Standard C;ars Small Cars HC andem ( F~Il~lze Total Shared 

Parcell Total 

Parcel3 

Parcei3Tatal 

Parcel 2 & 3 Total 

Res. Visitors 

CotlTTlercial 

Market 

Res. VISi tors 

MemorvWard 

/Ass isted living 

30 

30 

100 

24 

0.2 

3/100sm·3S05m 
:f'len4f100sm 

1.5 

0.2 

0.3 

24 

14 

30 

134 

30 

24 

102 

236 

37 

143 

4S 

30 

24 

102 

245 264 " 

Partell Res. 47 53 106 

Parcel 2 Comm. 18 18 37 

Parcel 3 53 45 102 

Su rplus 14 19 
m 121 264 

SHARED & COMMON INDOOR AMENITY IN PARCEL 3: 
Common Amam"fyRoorAre• far ExdusiWJ U~ altha Part"fll 3 S.niorsBuildiflfl 

Portion of Cammon Amenity Floor Are.! (Private dining /Muiii·Purposespace ) for Use of the Parce/3 Sanior.s 
BulldJngandPsrca/2, 4 & 5 - Residential Buifdlngswi!'h individualresidentuserfeesoropentotha pubffc 

Pool Ars• fbr Use ofih• PafCflf 3 Seniors Building and AdjaCflnt P•reel 2, 4 & 5- Residanti•l Buildings without 
individual residflfll u~r fees. 

Amenity Spar:s for Exclusive Use ofths Adjacem ParrXJf 2 Building without ... iltd ivfdual residant user fess. 

Total Shared Amanlty Space 

14 

Sq. Ft. 

7,587 

735 

3,458 

741 

4,934 

Sq. M. 

705 .. 
321 

458 ~ Location Map .. 
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Rositch Hemphill Architects 

120 Powell Street, Unit 10 
Vancouver, BC Canada 
V6A1G1 

t 604.669.6002 
f 604.669.1091 

www.rharchitects.ca 

1. 0 PAPPLICAnON 
2. DP RESPONSE 
3. REVISED DP RESPONSE 
4. A.D.P. RESPONSE 
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DATE: 

20NOV.2015 
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03AINE2016 

Advisory Design Panel 
Response 
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ISSUED: 

1. D P APPLICATION 
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3. REVISED DP RESPONSE 
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DATE: 
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NO. REVISION: DATE: 
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ISSUED: 
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FINISH SCHEDULE 
MATERIALS 

1 ROOF FASCIA (2"X12' COMBED FACE) 

2 CEMENTITIOUS SOARD (PANELS) 

CEMENTITIOUS BOARD (PANELS) 

3 HORIZONTAL VINYL SIDING -6' EXPOSURE) 

38 HOR!ZONTAL VINYL SIDING· 6' EXPOSURE) 

4 MANUFACTURED STONE VENEER 

PRE-cAST CONCRETE WINDOW SillS & HEADS 
@MANUFACTURED STONE VENEER 

6 AlUM. FRAME GUARDRAIL WI GLASS PANEL INSERTS 

7 DBLE. GLAZED THERM. BROKEN VINYL WINDOW & DOOR FRAME 

8 WOOD TRIM BAND (COMBED FACE) 

BALCONY WOOD FASCIA (COMBED FACE) 

10 WINDOW&DOOR TRIM 
{WOOD OR CEMENTITIOUS BOARD) 

11 NATURAL CEDAR WOOD CLADDING 

12 CEMENTITIOUS BOARD PANEL (BALCONY COLUMNS) 

13 ALUM. STOREFRONT WINDOWS AND DOORS AT ENTRY 

14 NATURAL WOOD CEDAR EXPOSEOT&GSOFFIT 
{ENTRY, FEATURE CORNERS) 

15 VlNYLBEADEDSOFFIT 

16 EXPOSED ARCHITEClURAL CONCRETE 

17 LIGHTFIXTURES 

18 LANDSCAPEWALLS 

19 ALUMINUM GUTTERS 

20 ALUMINUM RAIN WATER LEADERS 

21 METAL CLAD EXIT DOORS 

22 STEEL FRAME CANOPY WI GLASS PANELS 

23 EXPOSED I PRE-CAST CONCRETE & CAPS 

24 ARCHITECTURAL ALUMINUM HORIZONTAL VISORS 

25 ALUM. FRAME PRNACY SCREEN WI FROSTED GLASS INSERTS 

26 ROOF TOP MECHANICAL EQUIPMENT SCREENING -ALUMINUM 

NOTE: CORNER TRIMS TO MATCH ADJACENT EXTERIOR COLOR. 

COLOUR 

-PAlNTED BMHC-167'AMHERSTGRAY' 

2A ·PAlNTED BM2124-30'0EEPSILVER' 

28 ·PA!NTE!l BM2124-201ROUTGRA'f 

-PREfiNISHED KHAKI- KAYCAN BUILDING PRODUCTS 

-!'REfiNISHED 

-PREfiNISHBl 

·?REFINISHED 

-PREflNISHED 

-PREFlNISHED 

-PAINTED 

-PAINml 

-STAINED 

-PAINTED 

-?REFINISHED 

-STAINED 

·PREANISHED 

-?REFINISHED 
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-PREFINISHED 

-PREFINISHED 

-PAI!iTED 

·PREANISHED 

·PAlmED 

·PAINTED 

-PREANISHED 

-?REFINISHED 

EVERGREN- KAYCAN BUILDING PRODUCTS 

CANYON STONE CANADA INC. 
CASTLE STONE SERIES "MORNING MISr 

NATURAL CONCRETE 

STOCK BLACK 

STOCK WHITE 

BM 2111-50 'STONE HARBOUR' 

BM2111·50'STONE HARBOUR' 

BM HC-10T'AMHERSTGRAY' 

SIKKENS- CETOL PREMIUM COLLECTION -#On 'CEDAR' 

BM 2124-30 'DEEP SILVER' 

STOCK BLACK 

SIKKENS- CETOL PREMIUM COllECTION -tKJn 'CEDAR' 

BM CC-276 'SEPIA TAN' 

60 mil TRAFFIC COATlNG ON HORIZONTAL SURFACES, 40 mn EI..ASTOMERIC COAliNG 
ON VERITCAL SURFACES 

STOCK BLACK 

ALLAN BLOCK WALLS 

COLOUR TO MATCH FASCIA 

COLOUR TO MATCH SIDING 

BM CC-544 'OVERCOAT' 

STOCK BLACK 

BM HC-169 'COVENTRY GRAY' 

T.B.C. 

T.B.C. 

BM HC-167'AMHERSTGRAY' 

CD ROOF FASCIA (2"X12" COMBED FACE} 
BM HC-167 'AMHERSTGRAY' 

D 
@ CEMENTlTIOUS BOARD PANEL#1 

BM21:24-30'DEEPSILVER' 

@ CEMENTITIOUS BOARD PANEL #2 
BM 2124-20 'TROUT GRAY' 

® HORIZONTAL VINYL SIDING · 6" EXPOSURE 
KHAKI- KAYCAN BUILDING PRODUCTS 

_ . __ , 

D 
® PRE-CAST CONCRETE WINDOW SILLS & HEADS 

@BRICK VENEER FINISH 
'NATURAL CONCRETE' 

@~~E:--~~~~~:~~~~CTION 
-#077'CEDAR' 

D C 
(j) DBLE. GLAZED THERM. BROKEN VINYL WINDOW 
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® ~M~1~J.R~~S~~E HARBOUR' 

@ CEMENTITIOUS BOARD PANEL 
(BALCONY COLUMNS) 
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@ ViNYL BEADED SOFFIT 

BMCC-276'SEPIATAN' 

c 
® ALUMINUM RAIN WATER LEADERS 

COLOUR TO MATCH SIDING 

D O D 
® BALCONY WOOD FASCIA(COMBED FACE) @ NATURAL WOOD CEDAR EXPOSED T&G SOFFIT @ EXPOSED I PRE .cAST 

BM 2111-50 'STONE HARBOUR' (ENTRY, FEATURE CORNERS) CONCRETE & CAPS 
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Landscape Rationale 

Area Revitalization 

As part of the revitalization of the Hamilton Lands 
the development of the seniors· housing facility on 
Parcel 3 and neighbouring Parcel 2 mixed use 
development provide improvements to pedestrian 
connections, high quality streetscapes and 
enhancements to the open space network. A 
hierarchy of open spaces has been introduced for 
both parcels that provides a rich environment of 
private and public landscape types. For Parcel 3 
the following landscape types are proposed: 
boulevards, street trees and adjacent soft 
landscape on Westminster Highway; a south fac ing, 
wel l programmed secure courtyard space; and 
secure perimeter walking route. 

PUBLIC 
OPEN SPACE 

Pedestrian Connectivity 

The north-south strollway on the east side of the 
site will improve pedest r ian connect ivity within the 
greater development as it is bui lt out. The 
east-west pathway between the two parcels 
provides further connectiv ity for those living in the 
Parcel 2 & 3 buildings. A secure walkway on the 
west side of the building provides amenity for 
residents. 

PUBLIC 
CONNECTION 

SEMI PRIVATE 
CONNECTION 

Defining the Edge between 
Public and Private 

Layered plantings screen walls and fences that 
define the edges between public space and private 
space on Westminster Highway. Gates located at the 
north, east, west and south access points del ineate 
the shift from public space to the internal courtyard. 
To the south planted berms and fencing mark the 
trans ition between the Parcel 3 courtyard and 
walkway to the adjacent parcel . The internal 
courtyard and west strollway are secure, as is the 
memory garden, which is separate from all the other 
spaces. 

Programming and Opportunities 
for Recreation 

The well programmed secured courtyard space 
provides recreation, socialization and activity space 
for Parcel 3 residents. Urban agriculture planters 
and a potting shed provide residents with the 
facili t ies for gardening activities for Parcel 3 
residents. The shuffle board and gazebo provide 
opportunities for recreat ion and socialization within 
the courtyard . The landscaped walking route 
extends from the courtyard and following the south 
and west perimeter of the building providing 

residents with access to recreation. 
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PROPOSED ELEVATION 
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PRELIMINARY PLANT LIST 

SYM QTY 

TREES 
~4 
CJ 5 
GB 4 
MS 4 
SP 6 
SJ 4 
ST 4 

SHRUBS 
ct254 
Fg 43 
Gs 55 
Lo 104 
Os 27 
Ro 110 
Sp 95 
Sh 196 
Sj 93 
Tb 97 

HEDGES 
c:e-55 
PI 40 
Tm 156 

BOTANICAL NAME COMMON NAME 

Acer palmatum Japanese Maple 
Cercidyphyllum japonicum Katsura 
Ginkgo biloba Maidenhair Tree 
Magnolia sieboldii Oyama Magnolia 
Stewartia pseudocamellia Japanese Stewartia 
Styraxjaponicus Japanese Snowbell 
Street Tree (City of Richmond Standard) 

Choisya ternata 
Fothergilla major 
Gaultheria shallon 
Lonicera pileata 
Osmanthus delavayi 
Rosmarinus otficinalis 'Salem' 
Salix purpurea 'Nana· 
Sarcococca hookeriana var. humilis 
Spiraea japonica 'goldmound' 
Taxus baccata 'Repandens· 

Ceanothus 'Blue Sapphire' 
Prunus laurocerasus 'Zabeliana' 
Taxus x media "Hicksii' 

Mexican Mock Orange 
Witch Alder 
Salal 
Privet Honeysuckle 
Sweet Olive 
Rosemary 
Dwarf Purple Osier 
Sweet Box 
Japanese Spirea 
Spreading English Yew 

California Lilac 
Zabel Laurel 
Hick's Yew 

GRASSES, FERNS, VINES, AND PERENNIALS 
ac 50 Achillea 'Moonshine' Yarrow 
ag 120 Allium giganteum Giant Flowering Onion 
ar 115 Artemisia 'Sea Foam· Curlicue Sage 
as 80 Asplenium scolopencrium Hart's Tongue Fern 
at 20 Astilbe japonicum False Spirea 
bs 100 Blechnum spicant Deer Fern 
ca 5 Clematis armandii Evergreen Clematis 
ec 44 Echinacea purpurea Purple Cone Flower 
ep 95 Epimedium x youngianum Bishop's Hat 

SIZE & SPACING 

2.0m ht. 
7cm cal. 
7cm cal. 
2.0m ht. 
7cm cal. 
7cm cal. 

#2 POT, 600 O.C. 
#2 POT, ACCENT 
#2 POT, 450 O.C. 
*2 POT, 600 O.C. 
*2 POT, 600 O.C. 
#2 POT, 600 O.C. 
*1 POT, 750 O.C. 
#1 POT, 450 O.C. 
#2 POT, 900 O.C. 
#2 POT, 900 O.C. 

#3 POT, 600 O.C. 
#2 POT, 1200 O.C. 
#2 POT, 600 O.C. 

#1 POT, 400 O.C. 
#1 POT, 400 O.C. 
#1 POT, 450 O.C. 
#1 POT, 450 O.C. 
#1 POT, 300 O.C. 
#1 POT, 380 O.C. 
#3 POT, STKD. 
#1 POT, 450 O.C. 
#1 POT, 300 O.C. 

eu 52 Euphorbia characias ssp. wulfenii Large Mediterranean Spurge #1 POT, 600 O.C. 
fg 275 Festuca glauca Elijah Blue #1 POT, 300 O.C. 
hk 13 Hakonechloa macra Japanese Forest Grass #1 POT, 600 O.C. 
hb 59 Hosta 'Blue Angel' Blue Angel Hosta #1 POT, 600 O.C. 
lv 210 Lavandu!a angusto!ia 'Munstead' Lavender #1 POT, 450 O.C. 
lm 00 Liriope muscari 'Big Blue· Blue Lily Turf #1 POT, 450 O.C. 
mo 11 Melissa officinalis Lemon Balm #1 POT, 300 O.C. 
oj 148 Ophiopogon japonicus Mondo grass #1 POT, 300 O.C. 
pa 20 Perovskia atriplicfolia 'Little Spire' Compact Russian Sage #1 POT, 450 O.C. 
ph 140 Pennisetum alopecuroides 'Hameln' Fountain grass #1 POT, 450 O.C. 
rf 273 Rudbeckia fulgida Black-eyed Susan #1 POT, 300 O.C. 
sn 36 Salvia nemorosa 'Caradonna' Purple wood sage #1 POT, 450 O.C. 
sm 68 Smilacina racemosa False Solomon's Seal #1 POT, 450 O.C. 
sb 40 Stachys byzantina Lamb's Ear #1 POT, 350 O.C. 

GROUND COVER 
ar 88 Arctostaphylos uva ursvi Kinninkinick #1 POT, 300 O.C. 
ac 00 Asarum caudatum Wild Ginger #1 POT, 300 O.C. 
pa 140 Pachysandra terminalis Japanese Spurge #1 POT, 300 O.C. 
tp 48 Thymus praecox Creeping Thyme #1 POT, 300 O.C. 

NOTES 

1. ALL PLANTS TO MEET MUNICIPAL AND PROVINCIAL STANDARDS FOR PLANT SIZE AND QUALITY. 
2. AREA OF SEARCH: WESTERN CANADA INCLUDING ALBERTA, SASK., MANITOBA, BC INTERIOR, 

AND THE US INCLUDING MONTANA, IDAHO AND NORTH DAKOTA. 
3. ALL SHRUBS ARE MIN. HEIGHT AND SPREAD OF 600MM AT THE TIME OF PLANTING. 

COMMENTS 

B&B, well branched, dense tree 
B&B, well branched, dense tree 
8&8, well branched, dense tree 
8&8, well branched, dense tree 
B&B, well branched, dense tree 
8&8, well branched, dense tree 
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ADDITIONAL FILL LOAD 
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CU Parcel 3 Interim Walkway at Future Development 
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INTERIM WALKWAY PLANTING PARCEL 3 BUILDING 

NEW ROAD 
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PARCEL 7 
FUTURE DEVELOPMENT 
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l2.1 

~---- ~~·6· M~~~~~E~~N6~~::i 

ON SLAB TYP. 

FINISH AS PER SPEC. 

C.I.P. CONCRETE JOINTING 

REFER TO ARCHITECTURAL 
FOR BUILDUP ABOVE 
STRUCTURAL SLAB 

PAVING TYPE A- CIP CONCRETE PAVING 
1:10 

1--.--..,--r---.-7"1 

ON SLAB TYP. 

CONCRETE UNIT PAVERS, 
SANDSWEPT JOINTS TYP. 

SAND BEDDING COURSE 

19mm CLEAR CRUSHED GRAVEL 
BASE COURSE 

PREFABRICATED DRAINAGE 
MAT, SEE ARCH. 

REFER TO ARCHITECTURAL 
FOR BUILDUP ABOVE 
STRUCTURAL SLAB 

PAVING TYPE C- PRECAST CONCRETE UNIT PAVERS 

C.I.P. CONCRETE, TROWEL 
AND MEDIUM SANDBLAST 
FINISH AS PER SPEC. 

~ C.I.P. CONCRETE JOINTING 

19 MM MINUS CRUSH GRAVEL 
COMPACTED TO MIN. 95% MOD. 
PROCTOR DENSITY 

COMPACTED SUBGRADE 

l2.1 1:10 

,.-------WOOD FIBRE, INSTALLED 
AS PER MANUFACTURER'S 
SPECIFICATIONS 

FILTER FABRIC 

19MM CLEAR CRUSHED GRANULAR 

BAfllDmm PERFORA nED PVC PIPE 
- ASSUME 0.15 lin m PER m2 FIBAR 
SURFACING 

----1-cOMPACTED SUBGRADE 

NOTE: WEAR MAT 
TO BE INSTALLED UNDER 
ALL SWINGS AND SLIDE 
EXITS. 

PAVING TYPE E- WOOD FIBRE SURFACING 
l2.1 NTS 

CONCRETE CURB, BUILDING, 
SLAB, ETC. 

12mm MAX. WIDTH ISOLATION 
JOINT WITH JOINT FILLER, 
SEE SPECIFICATION 

6mm ~DTH SAWN JOINT, TO 1/4 
SLAB DEPTH AS PER SPEC. 

NOnE: 
CONSTRUCT ALL CONTROL JOINTS 
AT CONSISTENT WIDTH 

CUT JOINTS BEFORE RANDOM 
CRACKING OCCURS 

0 
<D 

@ ~:~CONCRETE JOINTING TYP. 
l2.1 

l2.1 

0 
<Xl 

,.-------- 200MM X 100MM PRECAST CONC. 
UNIT PAVER C/W SEALER 
AS SPECIFIED 

POLYMERIC SAND BTW. 
JOINTS 

25MM MORTAR 

CIP CONCRETE 

PAVING TYPE - VEHICULAR UNIT PAVING 
1:10 

~----- 225MM X 180MM PRECAST 
CONC. UNIT PAVER C/W 
SEALER AS SPECIFIED 

,.------ POLYMERIC SAND BTW. 
JOINTS 
25MM MIN. SAND SETTING 
BED 

li~~~~~~t== GRANULAR BASE r COMPACTED SUBGRADE 

SECTION 

PAVING TYPE B- PEDESTRIAN UNIT PAVING 
1:10 
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450 
~--- 76 x 25 NET DIM 

RECYCLED WOOD 
PRODUCT FIXED TO 
GALV. 

xL%E~~~N~ 

FINISH GRADE 

@ f:~NCRETE BENCH WITH WOOD TOP - TYPICAL 

0 
0 
0 

"' 

0 
0 
0 
N 

N 
m 

L: 
BRUSHED STAINLESS NOTE: 
STEEL 

REFER TO SPEC FOR 
DIMENSIONS AND 
INSTALLATION. ~RING~ 

~ ~~~~~~6 L~:M O~:~:~APE 

1[0J II 
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CIP CONCRETE BASE 
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FINISH GRADE 

HYDROSEEDED LAWN 
AS PER SPEC 

GROWING MEDIUM AS 
PER SPEC 

COMPACTED SUBGRADE 
SEE SPECIFICATION 

LAWN PLANTING ON GRADE 

MULCH, SEE 
SPECIFICATIONS 

PLANTING MEDIUM, SEE 
SPEC. 

FILTIER FABRIC CONT. 

COMPACTED SUBGRADE 
SEE SPECIFICATION 

SHRUB/TREE PLANTING ON GRADE 

@ SOIL PLANTING 
L4.1 NTS 

0 
r-------- EDGE OF PLANTING 

AREA/PLANTER 
WALL/SIDEWALK EDGE 

f- X --*------- DISTANCE FROM EDGE 
IS HALF THE 
SPECIFIED ON-CENTER 
SPACING 

-'>..L..--1-------- TRIANGULAR SPACING 
AT SPECIFIED 
ON-CENTER DISTANCE, 
SEE PLANT SCHEDULE 

---4--------ROW 

(....--+-+-------- PLANT CENTRE 

~;W:;:s"~~~~~f""i~~~iz:~~b~7'1------- 50MM MULCH, AS PER 
SPEC. 
ENSURE FULL 
CONTACT BETWEEN 
ROOTBALL AND 
PLANTING MEDIUM 

f-----------------=====t------- 450MM PLANTING 
MEDIUM, AS PER 
SPEC. 

@ SHRUB PLANTING 
L4.1 NTS 

NOTIE: DEFINE 
PERIMETER OF 
PLANTING BED FIRST 
W/ SPECIFIED PLANTS, 
THEN INFILL AS 
SHOWN. 

3000mm TIREE PIT DIAMETER 

~---PLASTIC TIREE 
PROTIECTOR 

~---CUT LOSEN AND ROLL 
BACK APPROX. ~ OF 
TWINE, BURLAP & 
WIRE ON ROOTIBALL 

r---- SET CROWN OF 
ROOTBALL 50-100mm 
ABOVE FINISH GRADE 
AND REMOVE BURLAP 
AND mNE FROM TOP 
HALF OF ROOTBALL 

_,-----BACKFILL IN 150mm 
LIFTS & TAMPS TO 
PREVENT AIR POCKETS 

FERTILIZER TABLETS 

PLANTING MEDIUM, SEE 
SPECS 

-------- PLACE ROOTBALL ON 
UNDISTURBED SOIL OR 
ON COMPACTED 
GRAVITY MEDIUM TO 
85% SPD 

@ JT~EE PLANTING ON GRADE 

-
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PVC PIPE & FlTllNGS UPSTREAM OF 
lHE ISOLATION VALVE TO BE 
THE SAME AS SIZE THE MAINUNE. 

ISOLATION VALVE SAME SIZE AS 
REMOTE CONTROL VALVE. 

FINISH GRADE 

LOCKING VALVE BOX 

LATERAL UNE 

REMOTE CONTROL VALVE WITH 
18• COIL OF WIRE & MALE REDUCER 

SCH. 8D NIPPLE (S X 1) 

lSOLA1lON VALVE WITH MAL£ REDUCER 

SCH. 40 ELL 
1 1/2 CU. FT. DRAIN ROCK 
MIN. 3" DEEP 
SCH. 80 NIPPLE 

BRICK OR CONC. BLOCK TO SUPPORT BOX 

~~=~=~~~~rQ~~~~===SCH. 40 ELL ?l SCH. 40 TEE OR ELL, TYP. 

SCH. 40 MAINUNE 

"'------------SCH. 80 COMPRESSION UNION 

@ ~;0MOTE CONTROL VALVE 

INSTALL BACKFLOW PREVEN1ER AS REQUIRED BY 
LOCAL CODES AND HEALTH DEPARlMENT. 

GATE VALVE, UNIONS, AND SCH. 80 NIPPLES AND 
ELL TO BE SAME SIZE AS BACKFLOW PREVENTER. 

REFER TO SPEC! FICA TIONS AND IRRIGATION 
SCHEDULE FOR SIZES AND RECOMMENDED 
MANUFAC1URERS. 

QUICK COUPLER 

FLOW FROM 
METER 

@ ~;0MOTE CONTROL VALVE 

12• DEPTH DRAIN GRAVEL OVER 
COMPACTED SUBGRADE 

r 
SURGE PROTECTION UNIT 

'"t-----AUTOMATIC CONTROLLER WITH 
LOCKABLE DOOR 

t====::l:c:JJn CONDUIT FOR POWER AND SIGNAL 

FINISH FLOOR GRADE 

SCHAD CONDUIT FOR 
COMMON/CONTROL WIRE, AND SCHAD 
CONDUIT FOR 120-VOLT SERVICE, 
STUB BY ELECTRICAL CONTRACTOR. 

NOTES: 

PROVIDE 42M SQUARE VOLUME OF CLEAR 
SPACE IN FRONT OF CONTROU£R. 

ALL WIRING TO BE INSTALL£D AS PER 
LOCAL ELECTRICAL CODES. 

INSTALL CONTROLLER PER 
MANUFACTURER'S INSTRUC110NS. 

SWEEP ELL ON ALL ELECTRICAL CONDUIT. 

@ ~~~IGATION CONTROLLER 

'ro 

10" ROUND VALVE BOX WITH LID 
SET EVEN WITH FINISH GRADE 
QUICK COUPLING VALVE 

FINISH GRADE 

'k-----.===r=..,;;;;;;..._,,....:~ DRAIN ROCK MIN. 3" DEEP 

SCH. 80 NIPPLE 

BRICK OR CONC. BLOCK, TYP. 

SCH. 40 STREET ELL 

SCH. 4D ELL 

SCH. 80 NIPPLE 

SCH. 40 STREET ELL 

t-_L, __ ___::s!;;:::::::2::~fib--- SCH. 40 TEE OR ELL, TYP. 

NOTE: 
WRAP ALL THREAD FITTINGS 
WITH TEFLON TAPE. 

@ ~~ICK COUPLER 

MAINLINE 

VALVE BOX WITH LID 

FINISH GRADE 

4" PVC SLEEVE 

TL-1-------- MANUAL DRAIN VALVE 

@ ~~NUAL DRAIN VALVE 

NOTES: 

AIR/VACUUM RELIEF VALVE CONNOT 
BE CONNECTED LOWER THAN 
DRIPLINE LATERALS. 

SCH. 80 NIPPLES 

DRAIN ROCK- 3 CU. FT. MIN. 

SCH. 40 MAINLINE 

FINISHED GRADE 

6~ ROUND VALVE BOX 

AIR/VACUUM RELIEF VALVE 

1 /2M PVC COUPLING 

1 /2" SCH. 8D NIPPLE (LENGTH 
AS REQUIRED) 
12" DEPTH DRAIN GRAVEL 

aW!IIK SUPPORTS 

PVC PIPE AND F!TllNG 

@ ~l~ VACUUM RELIEF VALVE 

FINISHED GRADE 

Q ~~TOMATIC FLUSH VALVE 

BACKFLOW PREVENTER AND POINT OF 
--------- CONNECTION ASSEMBLY DOWNSTREAM 

AIR/VACUUM RELIEF VALVE 
PLUMBED TO BLANK TUBING AT 
EACH HIGH POINT 

@ ~~IP LAYOUTTYP. 

BACKFLOW PREVENTER AND POINT OF 
CONNEC110N ASSEMBLY DOWNSTREAM 

0 i 

"'- //:---__________TREE ROOTBALL 

~-~/ ----DRIPUNE DOUBLE LOOP, TYP. 
PROVIDE MIN. 1 0~ LOOP PER 
lREE 

@ ~~EE DRIP LAYOUT TYP. 

~----------- PAVEMENT OR CURB 

~----- TOP OF SPRINKLER FLUSH WITH 
FINISH GRADE, AFTER SEmiNG 

___.,---- POP-UP SPRAY SPRINKLER 

STREET ELL 

PVC ELL 

STREET ELL 

SPRAY POP-UP SPRINKLER 
1:10 

6" FROM PAVING MAX. TOPSOIL TO 
FINISHED GRADE 

DRIPLINE TYP. TO SPACING 
INDICA TED ON PLANS 

-€1-
1 

=r- BURY DRIPLINE TO 
MAX. 3-4• DEPTH 

I COMPACTED t----- SUBGRADE 

J l J 
D.C. SPACING O.C. SPACING 

@ ~~IP LAYOUT PROFILE 

~ ~ -----------RNISH GRADE 

~·u~~----~-~;:~!~" 
~ ~~LATERALLINE 

..,.-t--------IMAINLINE 

<D 

"' I 
'io 

12 

L4.70 

-_..!~=1---------A·TTACH IRRIGA]ON ~RE TO MAINLINE 
AT INTERVALS OF 25'-0M 

IRRIGATION TRENCH PROFILE TYP. 
1:10 

----CLEAN AND LIGHTLY 
COMPACTED BACKFILL 

TRACKING TAPE 6" 
ABOVE MAINLINE 

SCH. 40 SLEEVE 

@ ~~~IGATION SLEEVING TYP. 

-
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