
1. 

  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, August 9, 2017 
3:30 p.m. 

 
 
 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on July 26, 
2017. 

  

 
1. DEVELOPMENT PERMIT 16-735564 

 (REDMS No. 5450776 v. 2) 

 APPLICANT: Pinnacle Living (Capstan Village) Lands Inc. 

 PROPERTY LOCATION: 3328 Carscallen Road and 3233 and 3299 Sexsmith Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of the second phase of a four-phase, high-rise, mixed use 
development comprised of 418 residential units (including 12 affordable housing 
units), street-oriented commercial uses, and an Early Childhood Development 
(ECD) Hub at 3328 Carscallen Road and 3233 and 3299 Sexsmith Road on a site 
zoned “Residential/Limited Commercial and Artist Residential Tenancy Studio 
Units (ZMU25)”; and 

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

  (a) reduce the road setback by 0.3 m at the Carscallen Road cul-de-sac and 
Private Road; 

  (b) allow unenclosed balconies to project into the required road setback by up to 
2.0 m; and 
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  (c) allow architectural features to project into the required road setback by up to 
2.4 m. 

  

 
2. DEVELOPMENT PERMIT 17-771210 

(REDMS No. 5473126 v. 2) 

 APPLICANT: Trellis Seniors Services Ltd. 

 PROPERTY LOCATION: 23100, 23120 and 23140 Westminster Highway 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a 135 unit senior’s care facility  at 23100, 23120 and 
23140 Westminster Highway on a site zoned “Senior’s Care Facility (ZR11) – 
Hamilton Village (Hamilton)”; and 

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

  (a) reduce the minimum parking aisle width from 7.5 m (24.6 ft.) to 6.7 m (22.0 
ft.); 

  (b) increase the maximum permitted projection into the rear yard setback from 
0.60 m (2.0 ft.) to 2.0 m (6.6 ft.) for an architectural feature; 

  (c) increase the maximum permitted roof projection into the north interior side 
yard setback from 1.2 m (3.9 ft.) to 2.2 m (7.2 ft.); and 

  (d) reduce the south interior side yard setback for a small portion of the building 
from 10.0 m (32.8 ft.) to 8.0 m (26.2 ft.). 

  

 
3. New Business 

 
4. Date of Next Meeting: September 13, 2017 

 
 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, July 26, 2017 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Cathryn Volkering Carlile, General Manager, Community Services 
Cecilia Achiam, General Manager, Community Safety 

The meeting was called to order at 3:31 p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on July 12, 
2017, be adopted. 

CARRIED 

1. Development Permit 16-741123 
(REDMS No. 5433324) 

5477177 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Christopher Bozyk Architects Ltd. 

13100 Smallwood Place 

1. Permit the construction of a two-storey auto dealership building and a single-storey 
car wash building at 13100 Smallwood Place on a site zoned Vehicle Sales (CV); 
and 

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

(a) Reduce the minimum required number of on-site loading spaces from two 
medium size and two large size, to 1 medium size on-site loading space; and 

(b) Increase the maximum permitted height for the principal building from 12.0 m 
to 15.5 m. 

1. 
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Applicant's Comments 

Keiran Walsh, Christopher Bozyk Architects, Ltd., provided background information on 
the proposed development, noting that the design rationale for the proposed development 
was driven by the applicant's objective of addressing the main frontages of the two-storey 
auto dealership which contains retail sales, auto services, and rooftop parking. 

In response to queries from the Panel, Mr. Walsh acknowledged that (i) the building 
massing and facades along Westminster Highway and Jacombs Road are visually broken 
down through subtle variations in materials, colours and heights, (ii) new trees are 
proposed to be planted along the Westminster Highway and Jacombs Road frontages, (iii) 
the northern end of the solid fencing along Jacombs Road will be removed to provide 
openness and visibility to the main vehicular entrance near the northwest comer of the 
subject site, and (iv) the south fa<;ade of the building fronting Westminster Highway is 
well treated and features a protruding vehicle element which provides visual interest. 

In response to queries from the Panel, Ken Larsson, Connect Landscape Architecture, 
noted that (i) a surface infiltration swale will be installed off the service area at the south 
side of the proposed development, (ii) smaller compact trees are proposed along the south 
property line fronting Westminster Highway, (iii) the south side of the subject site is 
screened by existing solid fencing consistent with Richmond Auto Mall guidelines, and 
(iv) the applicant is open to considering alternate fencing materials which provide partial 
screening of the service areas at the south side of the building to allow more visual 
permeability and sunlight penetration into on-site landscaping. 

Staff Comments 

Wayne Craig, Director, Development, noted that (i) there are two proposed variances 
associated with the proposed development, (ii) the proposed loading variance is supported 
by staff as it is consistent with those that have been granted to other nearby auto 
dealerships in recent years, and (iii) the proposed maximum building height variance is 
likewise supported by staff as it increases the building's functional efficiency and supports 
on-site densification within the auto mall. 

Gallery Comments 

None. 

Correspondence 

None. 
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The Panel expressed support for the proposed project, noting that the existing perimeter 
fencing along the south and west sides of the subject site could be improved. Staff were 
then directed to work with the applicant to replace the solid fencing material with an 
alternate material to provide more visual interest and permeability to the proposed 
development prior to Council consideration of the subject development permit application. 

Panel Decision 

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

1. Permit the construction of a two-storey auto dealership building and a single
storey car wash building at 13100 Smallwood Place on a site zoned Vehicle Sales 
(CV); and 

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

(a) Reduce the minimum required number of on-site loading spaces from two 
medium size and two large size, to 1 medium size on-site loading space; and 

(b) Increase the maximum permitted height for the principal building from 12.0 
m to 15.5 m. 

CARRIED 

2. Development Permit 16-750045 
(REDMS No. 5422081) 

5477177 

APPLICANT: Bontebok Holdings Ltd. 

PROPERTY LOCATION: 18399 Blundell Road 

INTENT OF PERMIT: 

Permit the construction of two single-storey buildings with drive-through restaurant uses 
at 183 99 Blundell Road on a site zoned "Industrial (I)". 

Applicant's Comments 

Ron Emerson, Emerson Real Estate Group, introduced the project, noting that (i) the 
proposed development is sited within an overall industrial park and consists of two one
storey buildings and parking with five commercial units, including two drive-through 
restaurants, (ii) the development will provide food services primarily to employees in the 
surrounding industrial area, and (iii) a Zoning Text Amendment to allow for the use of the 
subject property for drive-through restaurants is associated with the proposal. 

John Kristianson, CTA Design Group, provided background information on the proposed 
development and highlighted the following: 
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• the proposed layout of the site was driven by the requirements of the two drive
through restaurants within the site; 

• vehicular access to the site are provided off the two streets fronting the proposed 
development; 

• proposed design and materials for the two buildings are consistent with the 
surrounding industrial area; 

• scale of the two proposed buildings fits the size of the site and allows adequate 
vehicle manoeuvring within the site; and 

• the number of proposed vehicle parking stalls exceeds the minimum Zoning Bylaw 
requirement. 

Elsteph Reddish, Jonathan Losee Ltd. Landscape Architecture, briefed the Panel on the 
main landscaping features for the project, noting that (i) three pedestrian walkways are 
proposed to provide direct access to the site from the street, (ii) three Class 1 and four 
Class 2 bicycle parking spaces will be provided, (iii) an outdoor plaza with benches, 
picnic tables, and planters will be incorporated between the two buildings, (iv) permeable 
pavers are proposed for surface treatment of the outdoor plaza and pedestrian walkways, 
(v) deciduous and coniferous trees are proposed to be installed on site, and (vi) structural 
soil trenches will be provided to ensure adequate soil volume for trees. 

Panel Discussion 

In response to queries from the Panel, Ms. Reddish advised that (i) the proposed location 
of bicycle parking is accessible to and has clear sightlines from the two buildings, (ii) 
additional locations for bicycle parking could be identified if needed, and (iii) solar 
shading could be installed in the outdoor plaza. 

Staff Comments 

Mr. Craig noted that (i) Transportation staff have reviewed the proposal to ensure 
adequate drive aisle circulation and drive-through vehicle queuing areas, and (ii) there is a 
Servicing Agreement for frontage improvements along Blundell Road and Nelson Road 
associated with the proposal. 

Gallery Comments 

None. 

Correspondence 

None. 

4. 



Panel Decision 

Development Permit Panel 
Wednesday, July 26, 2017 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of two 
single-storey buildings with drive-through restaurant uses at 18399 Blundell Road on a 
site zoned "Industrial (I)". 

CARRIED 

3. GENERAL COMPLIANCE REQUEST BY ORIS DEVELOPMENTS 
(HAMILTON) CORP. FOR A GENERAL COMPLIANCE RULING AT PARCEL 3, 
HAMILTON VILLAGE (FORMERLY PORTIONS OF 23241 AND 23281 GILLEY 
ROAD, AND A PORTION OF 23060, 23066, 23080, AND PART OF 23100 
WESTMINSTER HIGHWAY) 

5477177 

(File Ref. No.: DP 15-716274) (REDMS No. 5459649) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Oris Developments (Hamilton) Corp. 

Parcel 3, Hamilton Village (Formerly Portions of 23241 and 
23281 Gilley Road, and a Portion of 23060, 23066, 23080, 
and Part of 23100 Westminster Highway) 

The attached plans involving changes to the design of the parkade wall and interim 
landscaping buffer on part of the east elevation of the project be considered to be in 
General Compliance with Development Permit (DP 15-716274). 

Applicant's Comments 

Nathan Curran, Oris Consulting Ltd., briefed the Panel on the proposed minor 
modifications to the Development Permit issuance for a 130-unit senior housing building 
on Parcel 3 in Hamilton Village, and noted the following: 

• the current proposal provides for a north-south greenway proposed to be constructed 
on the eastern edge of the building's podium parkade and a temporary landscape 
berm is proposed along the east side of Parcel 3 as an interim grade transition to 
adjacent single-family lots to the east until their redevelopment in the future; 

• the owners of 4651 Smith Crescent, one of the adjacent lots to the east, have 
requested that the proposed landscape berm and the easement placed on their 
property be removed; 

• the removal of the landscape berm will necessitate decorative treatment for the 
parkade wall with over-hanging landscaping and the section of the parkade wall 
adjacent to 4651 Smith Crescent will be set back six inches from the property line 
instead of the original zero setback; and 
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• the remainder of the east parkade wall adjacent to the other single-family lots will be 
maintained and the original landscape berm will be raised by one meter with a 
corresponding increase in berm slope. 

Panel Discussion 

In response to a query from the Panel, Mr. Craig acknowledged that the statutory right-of
way (SRW) over the public greenway along the eastern edge of the building's podium 
parkade permits the proposed six inches gap between the eastern parkade wall and the east 
property line, to be filled and the public greenway will be widened when the adjacent 
property at 4651 Smith Crescent redevelops in the future. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Decision 

It was moved and seconded 
That the attached plans involving changes to the design of the parkade wall and interim 
landscaping buffer on part of the east elevation of the project be considered to be in 
General Compliance with Development Permit (DP 15-716274). 

CARRIED 

4. Date of Next Meeting: August 9, 2017 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:04p.m. 

CARRIED 

6. 
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Joe Erceg 
Chair 
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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, July 26, 2017. 

Rustico Agawin 
Auxiliary Committee Clerk 
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I . 

City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: July 20, 2017 

From: Wayne Craig File: DP 16-735564 
Director of Development 

Re: Application by Pinnacle Living (Capstan Village) Lands Inc. for a Development 
Permit at 3328 Carscallen Road and 3233 and 3299 Sexsmith Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of the second phase of a four-phase, high-rise, mixed use 
development comprised of 418 residential units (including 12 affordable housing units), 
street-oriented commercial uses, and an Early Childhood Development (ECD) Hub at 3328 
Carscallen Road and 3233 and 3299 Sexsmith Road on a site zoned "Residential/Limited 
Commercial and Artist Residential Tenancy Studio Units (ZMU25)" ; and 

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

a) Reduce the road setback by 0.3 mat the Carscallen Road cul-de-sac and Private Road; 

b) Allow unenclosed balconies to project into the required road setback by up to 2.0 m; and 

c) Allow architectural features to project into the required road setback by up to 2.4 m. 

Way ~ e Craig 
Director ofpevelo ment 

WC:sch 
Att. 

5450776 
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Staff Report 

Origin 

Pinnacle Living (Capstan Village) Lands Inc. has applied to the City of Richmond for permission 
to develop a 38,794 m2 (417,571 ft2

) high-rise, mixed use project at 3328 Carscallen Road and 
3233 and 3299 Sexsmith Road on a vacant site zoned "Residential/Limited Commercial and 
Artist Residential Tenancy Studio Units (ZMU25)". 

Rezoning of subject site for the purposes of this project was adopted on December 17, 2014, 
under Bylaw 9135 (RZ 12-610011). The subject development is Phase 2 of a four-phase, mixed 
use project in the City Centre's Capstan Village area (Attachment 1), and comprises: 

• 418 residential units (including 406 market units and 12 affordable housing units); 

• 260 m2 (2,800 ft2
) for street-oriented commercial uses; and 

• 1,428 m2 (15,375 ft2
) for a 3-storey Early Childhood Development (ECD) Hub, including a 

licensed 77 space child care facility and related family services. 

The developer's commitment to design and construct the Early Childhood Development Hub 
satisfies the City Centre Area Plan (CCAP) Village Centre Bonus community amenity 
contribution requirements for the entirety of the developer's four-phase project, as agreed to 
through the rezoning application and secured with a legal agreement (including a Construction 
Agreement). The ECD Hub is intended to be a one-stop family service centre for the Capstan 
Village community, offering licensed child care, opportunities for families to connect, and 
programs and resources supporting early childhood development, strong families, health, and 
wellness. More specifically, the ECD Hub will: 

• Be designed and constructed to a turnkey level of finish, to the City's satisfaction, at the 
developer's sole cost (including the provision of funding towards City costs related to project 
management, which funds shall be payable by the developer prior to Development Permit 
issuance, as indicated in Attachment 5); 

• Be transferred to the City (in the form of an Air Space Parcel), at the developer's sole cost, for 
operation by a non-profit organization, to the satisfaction of the City; 

• Take the form of an integrated, three-level facility (with a dedicated elevator and stairway) 
focussed around a welcoming atrium and fireplace lounge that open towards Carscallen Road 
and a new neighbourhood park and playground (under construction as part of the developer's 
Phase 1 ), a specialized resource library, multi-purpose rooms, a community (commercial 
standard) kitchen, and complementary outdoor spaces (e.g., garden plots); 

• Provide for up to four different types of licensed child care programs (infant to twelve years 
old) comprising various indoor spaces and a large, contiguous, rooftop play space with age
appropriate features and equipment; and 

• Include all parking, storage, and related features necessary for the facility's operation 
(e.g., staff support and administration spaces, storage, loading, washrooms, major appliances, 
and waste facilities), excluding loose furnishings, toys, and equipment. 

5450776 
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All Engineering, Transportation, and Parks off-site requirements in respect to Pinnacle's four
phase development were resolved through the rezoning process and secured with legal 
agreements registered on title. Prior to Development Permit issuance for the subject Phase 2 
development, the developer shall enter into the City's standard Servicing Agreement (SA) for the 
design and construction, at the developer's sole cost, of frontage improvements and related 
utility works (SA 16-731709). In addition, the detailed design and construction of a proposed 
Private Road between Carscallen Road and Sexsmith Road (i.e. over underground parking and 
secured with a statutory right-of-way registered on title prior to rezoning adoption) will be 
administered through the Servicing Agreement process. (Upon completion of Private Road, the 
existing statutory right-of-way may be amended for the purpose of describing the extent of the 
easement areas by volumetric survey.) No other SA works are required in respect to the subject 
Development Permit. All required SA works shall be completed prior to occupancy of Phase 2. 

Development Information 

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

Background 

The subject site is a vacant property in Capstan Village, an emerging medium- to high-density, 
mixed-use City Centre community. Existing development surrounding the subject site includes: 

To the north: Future phases of the developer's four-phase mixed use project, beyond which is 
Sea Island Way and highway-oriented commercial properties zoned "Auto
Oriented Commercial (CA)'' and designated under the City Centre Area Plan 
(CCAP) for high-rise, high density, commercial development; 

To the east: Sexsmith Road, beyond which is a large area undergoing various stages of 
construction, permitting, and pre-application processes for medium- and high
density, multi-family uses, park, and related purposes, including the "Concord 
Gardens" five-phase residential development zoned "High Rise Apartment and 
Artist Residential Tenancy Studio Units (ZHR10)", a church and former 
TransLink park-and-ride zoned "School & Institution Use (SI)", and several 
single-family lots zoned "Single Detached (RSl/F)"; 

To the south: Hazelbridge Way, beyond which are two high-rise projects by the subject 
developer, including Phase 1 of the subject development, which is currently 
under construction (372 dwellings I DP 14-667322), and a completed project at 
8677 Capstan Way (200 dwellings I RZ 10-544729 and DP 12-604012), zoned 
"Residential/ Limited Commercial (RCL/4)"; and 

To the west: Carscallen Road, beyond which is a new neighbourhood park, currently under 
construction by the developer (as required through rezoning, RZ 12-610011), the 
site of the future Capstan Canada Line Station, and lands designated under the 
CCAP for high density, mixed use development by others. 

Rezoning and Public Hearing Results 

At the rezoning stage, staff identified design issues to be addressed through the subject Phase 2 
Development Permit process. The developer has satisfactorily responded to those issues follows: 
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• Maximize solar access to outdoor recreation and amenity spaces: 
Five outdoor amenity spaces (at Levels 4, 8, 9, and 10) are designed and located to take 
advantage of sunlight from the east, south, and west; and 
The ECD Hub's outdoor child care play space (at Level4) is situated along the building's 
west and south sides, across from the neighbourhood park, where on-site and surrounding 
development will have the least sunlight impacts. 

• Enhance streetscape and skyline interest: 
Changes in building height, form, and orientation contribute to a varied composition and 
effectively break the building mass into more pedestrian-scaled elements; 
Articulated wall treatments and colour provide visual interest and enhance the identity of 
individual "building blocks" and elements; and 
Special features soften the public realm and enhance the development's park interface (i.e. a 
playful coloured glass treatment at the ECD Hub, a double row of street trees, planting, and 
decorative paving at the Private Road, and "greening" at the project's mid-rise rooftops). 

• Provide for a welcoming, high quality ECD Hub that meets licencing and City needs: 
Through the DP process, the ECD Hub's original concept (i.e. two largely independent 
spaces connected by an elevator) has been improved upon, resulting in a fully integrated, 
three-storey facility with well-considered indoor and outdoor facilities, a distinct identity, 
and lively streetscape. 

The Public Hearing for the rezoning of this site was held on May 20, 2014. No concerns were 
expressed at the Public Hearing with respect to the subject Phase 2 development. 

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 City Centre Area Plan (CCAP). In addition, staff note the following: 

• Affordable Housing: The habitable floor area of affordable housing proposed for the subject 
Phase 2 development is 979.9 m2 ((10,547.6 ft2

), which satisfies the terms of the site's 
"Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25)" 
zone. As per legal agreements registered on title at rezoning stage, prior to Development 
Permit issuance, the developer shall enter into the City's standard Housing Agreement and a 
Housing Covenant will be registered on title describing the specifics of Phase 2's affordable 
housing (e.g., 12 Basic Universal Housing units dispersed on Levels 3 to 9, including two 1-
bedroom, eight 2-bedroom, and two 3-bedroom units, together with parking, bike storage, 
and other related features). Occupants of the affordable housing units shall have unlimited 
access to all on-site indoor and outdoor amenity spaces. Use of the amenity spaces, parking, 
and other features shall be provided at no additional charge to the affordable housing 
occupants (i.e. not in excess of the applicable City-approved rents). 

• Early Childhood Development (ECD) Hub: Staff support the proposed design of the ECD 
Hub. Prior to Building Permit issuance for Phase 2 (as required by a legal agreement 
registered on title at rezoning stage), the developer shall prepare the "Approved Works Plan 
and Specifications", including all architectural, landscape, structural, mechanical, electrical, 
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and communication/data plans and specifications for the ECD Hub and its associated spaces 
and uses to the satisfaction of the City (as future owner). Through the detailed design 
process leading to the "Approved Works Plan and Specifications", staff recommend that 
design development is undertaken (supported by additional information, including plans, 
sections, elevations, specifications, and related materials) with respect to, among other 
things: 

Landscape form, character, function, and technical requirements regarding the street 
frontage (e.g., entrance, patio, bike racks, and signage), the child care's rooftop outdoor 
space (e.g., plant list, play structures, fall zones, surface treatments, grading and curbs, 
storage, lighting, drainage, hose bibs, and related features), and associated indoor/outdoor 
interfaces (e.g., grades and weather protection); 
The treatment of the two-storey atrium and related circulation and gathering spaces; 
Design coordination of the ECD Hub's mechanical, electrical, and communication/data 
equipment and related requirements (e.g., to avoid commercial kitchen venting impacts 
on the child care play space and residential neighbours); 
Emergency exiting and related safety requirements; and 
Coordination of shared facilities (e.g., parking access and waste management). 

Note that, in light of the level of design achieved through the subject DP application, staff do 
not anticipate that the preparation of the "Approved Works Plan and Specifications" will 
impact the proposed form or character of the subject development. However, in the event that 
a significant change in the development's form or character is proposed after DP issuance, it 
would be the subject of a future Development Permit or General Compliance application. 

• Public Art: Legal agreements registered on title at rezoning stage require that the developer 
prepare a Detailed Public Art Plan for the subject Phase 2 site, to the City's satisfaction, prior 
to Development Permit issuance. On April 11, 2017, the Richmond Public Art Advisory 
Committee (RP AAC) considered the developer's Plan, which proposes an artwork on-site at 
the property's southwest comer, and recommended support. Staff also support the Plan and 
encourage coordination of the developer's public art and Building Permit design processes. 
(A note to this effect is included on the DP drawings.) Prior to Development Permit issuance, 
the developer shall submit a letter of credit for $334,388 to secure the implementation of the 
Detailed Public Art Plan. 

• Transitional Parking Strategy & Transportation Demand Management (TDM): Richmond 
Zoning Bylaw 8500 permits parking reductions in Capstan Village for projects that provide 
TDM measures and are designed to adapt to potential changes in local parking demand 
arising from anticipated future transit improvements (i.e. Capstan Station). Through the 
rezoning application, a comprehensive parking plan was approved for the developer's four
phase project. The subject Phase 2 proposal is consistent with the intent of the approved 
parking plan and provides for the following key features: 

5450776 

Parking Rates: Compliance with site-specific residential parking rates (i.e. 1.0 space/market 
unit) and visitor parking reductions (i.e. 50%), as per the "Residential/Limited Commercial 
and Artist Residential Tenancy Studio Units (ZMU25)" zone; 
Cross Access Easement: Compliance with the cross access easement registered on title 
prior to rezoning adoption to facilitate the interconnection of Phase 2' s underground 
parking with future Phases 3 and 4 (at specified locations indicated in the DP drawings); 
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Phase 3 Future Parking: The provision of 43 extra underground parking spaces (i.e. in 
excess of Zoning Bylaw requirements for Phase 2) for the future use of Phase 3, which 
spaces shall be made available for the interim use of Phase 2' s occupants; and 
Electric Vehicle (EV) Charging: The provision of EV equipment in excess of current 
OCP standards (i.e. 25% 240V energized spaces versus 20% 120V energized and 25% 
pre-ducted spaces). 

Prior to Development Permit issuance, as applicable, new legal agreements will be registered 
on title to describe the specifics of Phase 2's parking features and existing agreements will be 
amended to accurately describe the portions of Phase 2 secured for the use of Phases 3 and 4. 

• District Energy Utility (DEU): All Capstan Village developments, including the subject 
Phase 2 development, must be designed and constructed to facilitate their connection to a 
future City DEU system. Prior to rezoning, legal agreements were registered on title 
requiring that, among other things, the developer submits an energy. modelling report 
prepared by an accredited professional to the satisfaction of the City prior to Building Permit 
approval and enters into a Service Provider Agreement prior to occupancy. 

• Transport Canada Height Regulations: The developer has submitted a signed/sealed letter 
prepared by a surveyor confirming that the height of the proposed Phase 2 development, 4 7 m 
(154ft.) GSC, is in compliance with Transport Canada regulations. 

• Aircraft Noise: The OCP permits residential and child care uses in this location, subject to 
specific requirements. Prior to rezoning adoption, the City's standard aircraft noise covenant 
was registered on title to require that an acoustic report, prepared by a certified professional 
and satisfactory to the City, is submitted prior to Building Permit issuance. 

• Capstan Station Bonus (CSB): All public open space required with respect to the CSB policy 
was secured prior to rezoning adoption (via dedications, land transfers, and statutory right-of
ways). Prior to Building Permit issuance, the developer shall submit a voluntary contribution, 
estimated at $3.5 million, for the funding of station construction (i.e. based on 418 units and 
the 2016/17 Council-approved contribution rate of $8,392.66 per unit). 

Zoning ComplianceNariances (staff comments in bold) 

The subject site is zoned "Residential/Limited Commercial and Artist Residential Tenancy 
Studio Units (ZMU25)", a site-specific zone only applicable to the developer's four-phase 
development. The developer requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce the road setback by 0.3 m (1.0 ft.) at the Carscallen Road cul-de-sac and Private Road. 

Staff support the proposed road setback reduction from 3.0 m to 2. 7 m (9.8ft. to 8.9 ft.), 
measured to a road secured by dedication or statutory right-of-way, on the basis that: 

5450776 

There will be no impacts on pedestrian circulation; 
The affected streets capes have been enhanced with additional street trees, planted areas, 
and furnishing that will contribute towards attractive public/private interfaces; and 
There will be no tower separation impacts on future neighbouring developments. 
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b) Allow unenclosed balconies to project into the required road setback by up to 2.0 m (6.6 ft.). 

Staff support the proposed balcony projections beyond 1.0 m (3.3 ft.), including a proposed 
increase to 2.0 m (6.6 ft.) at the Carscallen Road cul-de-sac and up to 1.5 m (4.9 ft.) along 
portions of the Private Road and Sexsmith Road, on the basis that the balconies will: 

Not impact pedestrian circulation, as they are proposed above Level2; and 
Add visual interest without creating privacy or overlook issues. 

c) Allow architectural features to project into the required road setback by up to 2.4 m (7.9 ft.). 

Staff support the proposed architectural feature projections (i.e. "frame" elements) 
beyond 0.6 m (2.0 ft.), including a proposed increase to 2.4 m (7.9 ft.) at the Carscallen 
Road cul-de-sac and up to 1.2 m (3.9 ft.) along other frontages, on the basis that the 
proposal will: 

Not impact pedestrian circulation, as the features are generally located above Level 3, 
at main building entrances, or between adjacent townhouse patios; and 
Enhance the articulation of the building's mid-rise streetwalls and the definition of its 
lower floors, which will add visual interest and help to impart a human scale. 

Advisory Design Panel Comments 

The Advisory Design Panel was supportive of the proposed development. The Panel reviewed 
the project on two occasions: February 8 and March 22, 2017. At the first meeting, the Panel 
indicated that additional information was needed to better describe the design intent. At the 
second meeting, the Panel was appreciative of the project and recommended design development 
in respect to the ECD Hub and enhancing the project's public/private interface. A copy of the 
relevant portion of the Panel's March 22nd meeting minutes is attached for reference, together 
with a summary of the applicant's design response in "bold italics" (Attachment 3). 

Analysis 

The developer proposes to construct Phase 2 of a four-phase, high-rise, mixed use development 
on a site located a short distance east of the future Capstan Canada Line Station. The , 
establishment of new streets along Phase 2's south, west, and north sides, a new neighbourhood 
park near the future station, and Phase 2's Early Childhood Development (ECD) Hub, as agreed 
through rezoning, will contribute to a more connected, livable, and transit-oriented community. 
The developer's proposed form of development, which is a combination of articulated streetwall 
buildings and towers, generally conforms to the CCAP and applicable Development Permit (DP) 
Guidelines, and is well-suited to the demands and opportunities of the site. In particular, the 
development provides for: 

• A strong urban concept supporting a high density, pedestrian-friendly environment; 

• Variations in building massing that contribute towards a human scale, solar access, usable 
rooftops, and upper- and mid-level views across the site for residents and neighbours; and 

• Architectural treatments that aim to break the streetwall into a series of coordinated, yet 
distinct, buildings, which will contribute towards local identity, visual interest, and a high 
amenity public realm. 
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Conditions of Adjacency 
The subject site is located in Capstan Village, an emerging, high-rise, mixed use area affected by 
aircraft noise. The developer has reviewed the potential development impacts that residents of 
Phase 2 may experience with the aim of mitigating them to the extent possible and helping 
potential purchasers make informed decisions (including both a covenant, registered on title prior 
to rezoning adoption for the purpose of notifying purchasers, and letters of assurance submitted by the 
project architect and acoustic and mechanical consultants prior to DP and Building Permit issuance). 
Overall, it has been demonstrated that the design of the subject development is sensitive to its 
emerging urban context and has reasonably addressed conditions of adjacency as follows. 

• City streets, measuring 20m (66ft.) wide or greater, frame the subject site on its west, south, 
and east sides, which (together with typical building setbacks) will ensure that the tower 
separation between the proposed development and existing/future neighbours will meet or 
exceed the CCAP recommended minimum distance of24 m (79ft.). 

• A 20m (66ft.) wide Private Road along the subject site's north property line (i.e. secured by 
statutory right-of-way and constructed over underground parking) will likewise ensure 
adequate tower separation on that side of the site, while below-grade parkade connections 
will facilitate future shared access and multi-lot parking utilization (secured with legal 
agreements). 

• Siting of the proposed ECD Hub, including its main entrance and rooftop child care play 
space, along the development's west side will make it convenient to transit and enhance its 
relationship with the playground and amenities planned for the nearby neighbourhood park 
(under construction); while, the lower proposed building heights at the ECD Hub will reduce 
shading of the park and enhance views for surrounding residents. 

Urban Design and Site Planning 
The CCAP requires the subject development to provide for a high density mix of uses in a 
visually interesting, high-rise form, together with an attractive public realm. In addition, the 
project must satisfy special challenges with respect to City objectives for the ECD Hub and its 
role as a welcoming family facility and a licensed, 77-space child care. More specifically, the 
ECD Hub requires, among other things, unobstructed indoor spaces with high ceilings and a 
large, contiguous, sunny, outdoor play space. These requirements impact the development's 
massing options, as they make it necessary to pull back the development's towers and taller mid
rise elements from the west side of the site. The subject Phase 2 development seeks to satisfy the 
CCAP and ECD Hub requirements as follows. 

• To reduce the building's bulk and better satisfy the ECD Hub's needs, the developer 
proposes to construct 2,089 m2 (22,489 ft2

) less in Phase 2 than the maximum floor area 
permitted under the "Residential/Limited Commercial and Artist Residential Tenancy Studio 
Units (ZMU25)" zone. 

• To satisfy all DP-stage ECD Hub requirements, the proposed facility is accommodated in a 
three-storey, "stand-alone" building (i.e. to be secured as an Air Space Parcel) with a central 
atrium, exclusive entrance and vertical circulation, a large west-facing roof deck, and 
dedicated parking, bike storage, mechanical/electrical, and related features in the 
development's shared parking structure. 
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• The grades of Sexsmith Road and Hazel bridge Way will be raised to: 
Allow for two storeys of parking to be concealed below grade; 
Locate the ECD Hub's ground floor at the grade of the adjacent neighbourhood park; 
Satisfy the City's minimum flood construction level of2.9 m (9.5 ft.) GSC; and 
Provide for attractive public/private grade transitions along all frontages. 

• The perimeter of Phase 2 is delineated with an articulated streetwall that varies in height 
from three to nine storeys to: 

Provide street definition and visual interest; 
Help to visually break up the development into a series of smaller buildings; 
Respond to the site's varying adjacencies with the lowest building height near the 
neighbourhood park, the highest height along Sexsmith Road (a designated CCAP "major 
street"), and varying heights along the "minor streets" north and south of the site 
(generally consistent with approved and/or anticipated building heights framing the 
opposites sides ofthese streets). 

• The upper portion of the development is comprised of three towers, including two with a 
maximum height of 47 m (154ft.) GSC (16 storeys) along Sexsmith Road and one with a 
height of 40 m (131ft.) (15 storeys) that has been pulled back from north-south leg of 
Carscallen Road, to: 

Increase sunlight to the park and the ECD Hub's outdoor child care space; 
Visually anchor the Sexsmith Road/Hazelbridge Way comer (in coordination with 
adjacent approved development) as a key village crossroads; and 
Visually enhance the Carscallen Road cul-de-sac as a prominent "address" for Phase 2 
and future Phases 3 and 4. 

Architectural Form and Character 
The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages. 
The subject development aims to satisfy this objective by building on the strong streetwall 
vocabulary established in Phase 1 and elsewhere in Capstan Village, while proposing distinct 
tower, mid-rise, and frontages treatments. In brief, features include the following. 

• Strong mid-rise streetwall elements are articulated with a varied grid of widows, recessed 
and projecting elements (e.g., balconies), and bold horizontal frames that "float" over the 
development's lower floors and together provide visual interest and a human scale. 

• Tower treatments and colours vary in response to their locations. 

• Rooftop mechanical equipment is integrated into the tower rooftops and screened to 
minimize visual impacts. 

• The ECD Hub is enlivened with distinctive, multi-colour, glass stripes that impart a playful 
quality appropriate to its use and proximity to the park, and will make it an attractive 
landmark visible from the Canada Line. 

• Townhouse frontages include patios screened with hedges and distinctive entry features 
incorporating gates, weather protection, and lighting. 

• Retail frontages at the Carscallen Road cul-de-sac include glass canopies, white brick 
facades, large storefront windows, and outdoor seating, designed to complement future 
phases of commercial development that will ultimately ring the street-end. 
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• A signage concept providing for residential and non-residential signs that will coordinate 
with and complement the proposed architectural character. (All signs will be subject to 
separate permit processes and must comply with the requirements of Richmond Sign 
Regulation Bylaw No. 9700.) 

Landscape Design and Open Space Design 
The CCAP encourages the development of Capstan Village with a network of small- and 
medium-size neighbourhood parks linked by greenways, bikeways, mid-block walkways, and 
other landscape features. In addition, Zoning Bylaw requirements with respect to the Capstan 
Station Bonus require that benefitting developments (including the subject development) provide 
publicly-accessible open space over and above basic CCAP park standards. The concept for the 
developer's four-phase development locates most of its permanent public open space west ofthe 
subject Phase 2 development in the form of a new neighbourhood park. In addition, the 
developer's proposal provides for 60% of Phase 2 to be landscaped in a combination of publicly
accessible open spaces and shared outdoor amenity spaces (exclusive of areas intended for use 
by vehicles or as private amenity spaces). More specifically, the design of Phase 2 will provide 
for the following: 

• On-site, publicly-accessible open space features, including: 
A Private Road (i.e. secured by statutory right-of-way and constructed over underground 
parking), providing public access between Carscallen and Sexsmith Roads and 
incorporating street trees (including a double row along the road's south side), planting, 
bike racks, lighting, and decorative paving designed to enhance its use as a pedestrian 
route to/from the neighbourhood park and future transit station; 
A plaza at the entrance to the ECD Hub, enhancing the facility's relationship with the 
neighbourhood park and role as a community gathering place; and 
A small plaza at the comer of Hazel bridge Way and Carscallen Road, which location is 
identified as Phase 2's public art location and will complement the Artist Residential 
Tenancy (ARTS) units under construction along Hazelbridge Way's south side as part of 
the development's first phase; and 

• 2,607.3 m2 (28,065.0 ft2
) of shared amenity space, spread over five rooftop locations to take 

advantage of views, sunlight, and proximity to indoor amenity spaces, including 601.9 m2 

(6,479.0 ft2
) of children's play space, garden plots equipped with shelter, seating, tool 

storage, and hose bibs, areas for relaxing and socializing, dining areas equipped with BBQs, 
and related landscape features; 

• 864.5 m2 (9,305.0 ft2
) of outdoor rooftop play space for the ECD Hub's child care; 

• 866.6 m2 (9,328.0 ft2
) of (inaccessible) green roofs; 

• Private outdoor amenity space for each residential unit in the form of a balcony, patio, or rooftop 
terrace (including penthouse terraces on the roofs of all three towers; and 

• Street front landscaping (to be designed and constructed through the Servicing Agreement), 
including trees, planting, terraced grade changes, seating, and related features. 
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Shared Indoor Amenity Space 
The CCAP requires that multi-family developments comprising more than 200 units provide 
indoor amenity space at a rate of at least 2m2 (22 ft2

) per unit. The subject Phase 2 development 
contains 881.2 m2 (9,484.9 ft2

) of indoor amenity space, which exceeds the CCAP minimum 
requirement of 836.0 m2 (8,998.6 ft\ and provides for an attractive range of amenity features, 
including a large, multi-use facility co-located with the podium-level outdoor amenity space and 
various smaller indoor spaces co-located with the project's other outdoor rooftop amenities. 

Crime Prevention through Environmental Design (CPTED) 
Measures are proposed to enhance safety and personal security including, but not limited to, the 
following features. 

• The building design provides for passive surveillance of fronting streets and residential 
lobbies will have clear sightlines to fronting sidewalks. 

• Outdoor amenity spaces offer multiple access options and are visually open, well-lit, and 
separated from public areas. 

• Public parking is clustered together on the ground floor of the parkade and provides for direct 
access to/from the ECD Hub for families and visitors. 

• Parking for ECD Hub staff is clustered together in a secured (gated) location near an 
exclusive staff lobby/elevator. 

• Parking for visitors, commercial tenants, and future Phase 3 occupants is clustered together 
and gated such that users do not pass through Phase 2 resident parking areas. 

Accessible Housing 
Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility challenges by encouraging the development of accessible housing that can be 
approached, entered, used, and occupied by persons with physical or sensory disabilities. To 
address the City's policy, the developer proposes to provide: 

• Barrier-free access to all building lobbies and indoor and outdoor amenity spaces; 

• Aging in place features in all dwellings, including: 
Stairwell hand rails; 
Lever-type handles for plumbing fixtures and door handles; and 
Solid blocking in washroom walls to facilitate future grab bar installation (by others) 
beside toilets, bathtubs, and showers; and 

• 85 Basic Universal Housing (BUH) units (i.e. 20% of total Phase 2 units) satisfying all 
applicable Zoning Bylaw requirements, including all 12 proposed affordable housing units 
(100%) and 73 market housing units (18%). (Note: The developer proposes to use the 
Zoning Bylaw density exclusion of 1.86 m2 (20 ft2

) for each BUH unit provided.) 

Sustainability Measures- LEED "Silver" Equivalent 
The project's sustainability goal is to provide a cost-effective, high-value development that meets 
or exceeds City standards (i.e. LEED "Silver" equivalent). The development proposal targets 54 
LEED points and responds to City objectives for enhanced long-term environmental, fiscal, and 
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social sustainability as per the attached LEED Checklist (Attachment 4). In brief, among other 
things the development will include: 

• Green roofs and vegetated outdoor areas incorporating drought tolerant plants to reduce 
reliance on irrigation; 

• Low flow/flush plumbing fixtures (e.g., toilets, showers, and faucets) and a high efficiency 
irrigation system to reduce water usage; 

• A full building energy simulation to optimize energy efficiency measures and an enhanced 
commissioning process to ensure that the building's energy related systems are operating 
efficiently and as designed; 

• District Energy Utility (DEU) compatible building and mechanical system designs to 
facilitate a future connection to a City utility; 

• Electric vehicle (EV) charging equipment in excess of current OCP standards (i.e. 25% 
240V energized spaces versus 20% 120V energized and 25% pre-ducted spaces); 

• End-of-trip cycling facilities for ECD Hub staff; and 

• Best practices to optimize air quality and provide a clean and healthy building for occupants. 

Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property and 
Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. The 
project's distinctive form, pedestrian-oriented streetscapes, Early Childhood Development 
(ECD) Hub, affordable and accessible housing, public art, landscaping, and sustainable 
development measures, together with the developer's concurrent construction of off-site 
improvements secured through rezoning, will enhance the establishment of Capstan Village as a 
high-amenity, transit-oriented, urban community. On this basis, staff recommend that the 
Development Permit is endorsed and issuance by Council is recommended. 

Suzanne Carter-Huf:frnan 
Senior Planner I Urban Design 

SPC:cas 

Attachments: 
1. Phasing Diagram 
2. Development Application Data Sheet 
3. Advisory Design Panel Meeting Minutes, March 22, 2017 
4. LEED Checklist . 
5. Development Permit Considerations 
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Development Application Data Sheet 
Development Applications Department 

Address: 3328 Carscallen and 3233 and 3299 Sexsmith Road 

Applicant: Pinnacle Living (Capstan Village) Lands Owner: Pinnacle Living (Capstan Village) Lands 

Planning Area(s): City Centre (Capstan Village) 

Floor Area Gross: _4-'-1'-'-,0-'-4_1 __ m_2_(-'---4_4~1 ''--7_75------'fe_L) _____ Floor Area Net: 38,794 m
2 

(417,571fe) 

I Existing I Proposed 

Site Area • o.894 ha (96, 195.7 fe) • No change 

• High-rise residential, commercial & Early Childhood 
Land Uses • Vacant 

Development (ECD) Hub 

OCP 
Mixed Use • No change • Designation 

OCP • ANSD "Area 3": Moderate aircraft noise; • The proposed development will comply with the ANSD 
Aircraft all ANSD uses permitted; covenant covenant registered prior to rezoning (including, among 
Noise required; air conditioning or equivalent other things, the submission of an acoustic report to the 
(ANSD) required City's satisfaction) 
City Centre • Urban Centre T5 (45 m) (2.0 FAR) 
Area Plan • Capstan Station Bonus (0.5 FAR) • No change 
Designation • Village Centre Bonus (1.0 FAR) 

• Residential/Limited Commercial & Artist 
Zoning Residential Tenancy Studio Units • No change 

(ZMU25) 
Number of • 418 units, including: 
Dwelling • Nil - Market housing: 406 units 
Units - Affordable Housing: 12 units 

• 51% 1-BR (213 Market & 2 Affordable units) 
Dwelling • 34% 2-BR (132 Market & 8 Affordable units) • N/A 
Unit Types • 15% 3-BR (60 Market & 2 Affordable units) 

• Less than 1% 4-BR (1 Market unit) 
• 20% (85 units) are Basic Universal Housing units: 

- Market housing: 18% (73 units) 
Accessible 

N/A 
- Affordable Housing: 100% (12 units) • Dwellings • 100% of units include aging-in-place features (e.g., 

handrails, lever handles & blocking in walls for future 
grab bar installation) 

I Bylaw Requirement I Proposed I Variance 
• o a: m • oa: , m , 
• Resident'ial: 39,195 m2 '(421.,886 fe) • Residential: 37,105 m2 (399,396 fe) 

Buildable - Market: 38,215 m2 (411,338 fe) - Market: 36,125 m2 (388,849 fe) 
None 

Floor Area - Affordable: 980 m2 (1 0,548 fe) - Affordable: 980 m2 (1 0,548 fe) 
permitted 

(Max) • Non-residential: 1,689 m2 (18, 175 fe) • Non-residential: 1,689 m2 (18, 175 fe) 
- Commercial: 260 m2 (2,800ft2) - Commercial: 260m2 (2,800fe) 
- ECD Hub: 1,428 m2 (15,375 fe) - ECD Hub: 1,428 m2 (15,375 fe) 

T t I 40 883 0 (440 060 9ft ) T t I 38 794 (417 571ft) 

Lot • Max. 90%, excluding areas granted via • 90% None 
Coverage SRW for road or park 
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I Bylaw Requirement Proposed Variance 
I 

Reduce 

• Above Grade: 6.0 m (19.7 ft.), but may be • Sexsmith Road@ sidewalk SRW: 3.0 m 
setback by 

Setback- reduced to 3.0 m (9.8 ft.) based on a (9.8 ft.) 
0.3m@ 

Road proper interface (measured to a property • Carscallen Road @ PL: 2.7 m (8.9 ft.) 
Carscallen 

Road & 
line or SRW) • Private Road@ SRW: 2.7 m (8.9 ft.) 

Private 
Road 

Setback-
Parking • Nil • Nil None 
Below 
Grade 

Increase 

Balconies: 1.0 m (3.3 ft.) max. Balconies: 2.0 m (6.6 ft.) max 
balconies • • 

Setback- to 2.0 m & • Architectural features: 0.6 m (2.0 ft.) max • Architectural features: 2.4 m (7.9 ft.) max 
Projections Arch. • Weather protection: To the property line • Weather protection: To the property line 

Features to 
2.4m 

Height • Max. 47.0 m (154.2 ft.) GSC • Max. 47.0 m (154.2 ft.) GSC None 

Lot Size • Min. 8,800.0 m2 ( 94,722.4 fe) • o.894 ha (96, 195.7 fe) None 

• Total: 542 spaces 
• 499 spaces for Phase 2, including: • Total: 495 spaces min . 

Parking 
- ECD Hub: 32 (as per legal agreement) 

- ECD Hub: 32 spaces 
Spaces-

- Residential: 416 min. 
- Residential: 416 + 4 tandem spaces None 

Total 
- Commercial & Visitor: 47 min. 

- Commercial & Visitor: 47 spaces 
• 43 spaces secured via legal agreement 

for the future use of Phase 3 
• Total: 32 spaces (as per legal agreement), 

Parking • Total: 32 spaces, including: 
Spaces-

including: - Short-term (public): 16 
None 

- Short-term (public): 16 spaces permitted 
ECD Hub 

- Long-term (staff): 16 spaces 
- Long-term (staff): 16 

Parking • Total: 416 spaces min., including: • Total: 416 spaces, including: 
Spaces- - Market:406 units X 1.0 = 406 - Market: 406 + 4 tandem spaces None 
Residential - Affordable: 12 units x 0.81 = 10 - Affordable: 1 0 spaces 

• Total:47 spaces min., including: 
Parking 

- Commercial: 260.1 m2 GLA x 3. 751100 
• Total:47 spaces min., including: 

Spaces-
m2 LESS 1 0% = 9 spaces 

- 14 "public" spaces 
None 

Commercial 
- Residential Visitors: 50%(418 units x 

- 4 "assignable" commercial spaces 
& Visitor 

0.21unit) LESS 10% = 38 spaces 
- 29 residential visitor spaces 

• Total: 14 + 7 shared accessible spaces 
• Total: 13 min.+ 7 shared accessible - ECD Hub I Short-term (public): 1 + 7 

spaces for ECD Hub (as per legal shared accessible spaces 
agreement on title) - ECD Hub I Long-term (staff) : 1 

Parking- - ECD Hub I Short-term (public): 1 + 7 - Residential: 9, including -
Accessible shared accessible spaces • Market: 8 None 
Spaces - ECD Hub I Long-term (staff) : 1 • Affordable: 1 

- Residential: 420 x 2% = 9 min - Commercial & Visitor: 2, including-
- Commercial & Visitor: 47 x 2% = 1 min. • Level L 1 (public): 1 
- Future Phase 3: 43 x 2% = 1 min. • Level P1 (visitors & assigned): 1 

- Future Phase 3: 1 
• Permitted for Market Housing parking in • 4 tandem spaces proposed for the use of 

Parking- EXCESS of the Bylaw requirement 
Market Housing occupants (i.e. provided None 

Tandem • Legal agreement registered on title prior 
to rezoning adoption 

in EXCESS of the Bylaw requirement) 
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I Bylaw Requirement I Proposed I Variance 
• Total: 262 spaces max . 

- ECD Hub I Short-term (public): Nil (as • Total: 98 spaces 
per legal agreement on title) 

- ECD Hub I Short-term (public): Nil 
- ECD Hub I Long-term (staff): 16 x 50% 

Parking-
= 8 max 

- ECD Hub I Long-term (staff) : Nil 
None 

Small Car 
- Residential: 420 x 50%= 210 max 

- Residential: 91 

- Commercial & Visitor: 47 x 50%= 23 
- Commercial & Visitor: 7 
- Future Phase 3: Nil 

max 
- Future Phase 3: 43 x 50% = 21 max. 

• Residential: 1 large & 3 medium trucks • 1 large truck@ Private Road (shared use) 
Off-Street • Commercial: Share with other uses • 3 medium trucks (shared use) 
Loading: • ECD Hub: 1 medium truck (shared) & 1 • 1 small space for vans (exclusive use of 

None 

small space for vans (exclusive) the ECD Hub) 
• Total: 534 min . 

- ECD Hub (staff): 10 min. (as per legal • Total: 534 
Class 1 Bike agreement on title) - ECD Hub (staff): 10 
Storage - Market: 406 x 1.251unit = 508 min - Market: 508 None 
(Secure) - Affordable: 12 x 1.251unit = 15 min. - Affordable: 15 

- Commercial: (260.1 m2 
- 1 00 m2

) x - Commercial: 1 
0.271100 m2 = 1 min. 

• Total: 97 bikes min. • Total: 97 bikes 
- ECD Hub: 12 min., including 6 with • Within the parking structure: 22 bikes 

Class 2 Bike space for attached trailers (as per legal - ECD Hub: 12, including 6 with space 
Storage agreement on title) for attached trailers (as per legal None 
(Unsecure) - Residential: 418 x 0.21unit = 84 min agreement on title) 

- Commercial: (260.1 m2
- 100 m2

) x - General public use: 10 
0.271100 m2 = 1 min. • Outside the parking structure: 75 bikes 

• For Residential Parking (120 V): • For Residential Parking (240 VI 
- Energized: 420 spaces x 20% = 84 Energized): 105 spaces 
- Pre-ducted (120 V): 420 spaces x 25% - Market: 406 spaces x 25% = 102 

Electric = 105 - Affordable: 10 spaces x 25% = 3 
Vehicle (EV) • For Class 1 Bike Storage (120 VI • For Class 1 Bike Storage (120 VI 
Charging Energized duplex outlets): 55 min. Energized duplex outlets): 55 

None 

Equipment - ECD Hub: 10 x 10% = 1 min. - ECD Hub: 1 
- Market: 508 x 10% =51 min. - Market: 51 
- Affordable: 15 x 10% = 2 min. - Affordable: 2 
- Commercial: 1 x 10% = 1 min. - Commercial: 1 

Amenity • 836.0 m2 (8,998.6 fe) min., based on 2.0 
881.2 m2 (9,484.9 fe) Space-

m2 (21.5 fe) I unit 
• None 

Indoor: 
• Total: 3,402.0 m" (36,618.8 ft"), excluding 

Extensive Green Roofs 
Total: 3,652.2 m2 (39,312.0 ft\ excluding 

- OCP: 418 x 6.0 m2 (64.6 fe) I unit= 
• 

Amenity 2,508.0 m2 (26,995.9 fe) min. 
Extensive Green Roofs 
- @Grade: 1,044.9 m2 (11 ,247.0 ft2) 

Space- - CCAP: Additional landscaped area @ 
- @Rooftops: 2,607.3 m2 (28,065.0 ff), 

None 
Outdoor: 10% of net site= 894.0 m (9,622.9 fe) 

including 601.9 m2 (6,479.0 fe) of 
min. 

• Children's Play Space (included in OCP 
children's play space 

area): 600.0 m2 (6,458.4 fe) min. 
Extensive • Not specified • 866.6 m2 (9,328.0 ft2) None 
Green Roofs 
ECD Hub- • Varies with the facility's child care 
Child Care • 864.5 m2 (9,305.0 fe) None 
Play Space 

capacity 
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Attachment 3 
Advisory Design Panel Meeting Minutes, March 22, 2017 

Excerpt from the Minutes of the 

Advisory Design Panel Meeting 
Wednesday, March 22, 2017 - 4:00 p.m. 

Rm. M.1.003 I Richmond City Hall 

DP 16-735564 - THIR£? PHASE OF A 5-PHASE HIGH-RISE, HIGH DENSITY MIXED 
USE DEVELOPMENT COMPRISED OF 3 TOWERS, INCLUDING 429 UNITS (418 
MARKET & 11 AFFORDABLE), A COMMERCIAL UNIT, AND AN EARLY CHILDHOOD 
DEVELOPMENT(ECD)HUB 

ARCHITECT: Bingham Hill Architects 

PROPERTY LOCATION: 3328 Carscallen Road & 3233 & 3299 Sexsmith Road 

Panel Discussion 

Comments from the Panel were as follows: 

• appreciate the detailed floor plans in the drawing package; 

• subject to City requirements, consider installing an electric outlet on the top frame of the 
entry door of the Basic Universal Housing units to allow the door to be opened with an 
electric garage door opener; the electric door opener could be eliminated easily if the 
door swing can be reversed to provide foot space on the latch side; would be helpful to 
residents needing help to access their units; 

Opportunities to further improve access for people with disabilities will be considered 
through the project's detailed design process. 

• applicant has done a lot of work in the project; appreciate the quick turnaround of the 
project since its previous presentation to the Panel; 

• appreciate the massing diagrams in the drawing package; helpful to the Panel in 
understanding the parti of the elevations and massing decisions; 

• the most significant architectural change in the proposed development was on the Early 
Childhood Development (ECD) Hub; however, the design remains in flux as the internal 
child care space and the outdoor space still need further design development; 

The ECD Hub has been redesigned as an integrated, three-level facility (with a 
dedicated elevator and stairway) focussed around a welcoming atrium and fireplace 
lounge on its lower two floors connected to a licensed, multi-program child care at its 
top floor, including various indoor spaces and a large, contiguous, rooftop play space 
with age-appropriate features and equipment. 

• proposed changes on the child care fa9ade are minimal but effective; the proposed 
changes will make the fa9ade simpler and less fuzzy; appreciate the significant amount of 
outdoor amenity space for child care on Level 4; 

• appreciate the proposed changes to the landscape design of rooftop spaces; the proposed 
urban agriculture on Level 8 rooftop is a welcome addition and will be well-used by 
residents; 



5450776 

-2-

• appreciate the applicant clarifying the design of the rooftop access from the penthouse 
suites; consider introducing some glazing to bring daylight to the inner spaces of the 
penthouse suites; 

Additional glazing has been incorporated into the rooftop access spaces. 

• proposed thermal breaking of the vertical fins would be helpful; alternative treatment 
required at the slabs; 

Opportunities to further improve energy performance will be considered through the 
project's detailed design process. 

• different massing elements at the northwest elevation create an unusual but interesting 
fa<;ade; consider introducing a glass canopy over the retail/gallery frontages to bring 
down the fa<;ade to pedestrian scale and enhance the amenity of the area; 

A glass canopy has been added. 

• appreciate the improvements in the design of the townhouse entrances and canopies; 

• support the improvements in the landscape design; appreciate the double row of trees 
framing the south sidewalks along Crescent Mews; 

• landscape sections helped in understanding the soil depth for plantings at the rooftop 
outdoor spaces; 

• applicant could have provided a side-by-side comparison of the original design of the 
proposal versus the proposed changes to help Panel understand the specific changes 
made to the project design; 

• overall, support the improvements made to the original proposal; 

• enhance the interface of the project's indoor space with the public realm; 

Weather protection and seating have been added at the project's commercial frontage 
and the entrance to the ECD Hub. Enhanced planting and entrance features have 
been provided at all townhouse and tower lobby frontages. A concept has been 
prepared for residential, commercial, and ECD Hub exterior signage. 

• support the proposed changes to the west fa<;ade and attention to pedestrian experience in 
the public realm; consider further articulation and differentiation of the western fa<;ade to 
provide a unique and enhanced pedestrian experience; 

The colouiful glass bands used at the child care level have been extended across the 
ECD Hub's far;ade. 

• support the suggestion to introduce canopies over the retail/gallery frontage; also 
consider differentiating the residential and commercial entrances; 

Canopies have been added and the various entries have been further differentiated. 

• consider extending the public language to the northwest fa<;ade to enhance its interface 
with the park and help define its edge in relation to the neighbourhood park; 

The colouiful glass bands used at the child care level have been extended across the 
ECD Hub's far;ade and the commercial frontage has been improved with weather 
protection, seating, planting, and changes to the facade. 

• applicant responded well to the previous comments of the Panel; 

• appreciate the better attention to detail on the ECD elevation; 
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• appreciate the proposed changes to the landscape design on Crescent Mews; review the 
size of the loading bay on the north side of the mews; 

Loading will be restricted to the north side of the Private Road. Planting areas on the 
road's south side have been widened and a double row of trees has been added. 

• overall, the applicant has done a good job; 

• northwest elevation needs further design development; the issue at the cul-de-sac appears 
to be scale; 

Changes to the fa(:ade, including the addition of window bays at upper storeys, 
weather protection, and visually interesting materials, provides for a more pedestrian
friendly commercial frontage. 

• support the improvements to the project's form and character; 

• ECD elements have been successfully integrated with the massing; 

• the large size of the uncovered ECD outdoor space makes the building appear lighter; 
support the treatment of the glass guard, which imparts a "playfulness" to the ECD 
outdoor space; 

• consider the building's appearance if public art is not installed as proposed; integrate an 
element or treatment at the southwest comer of the building and/or the ECD outdoor 
space to mitigate the blank wall backdrop of the proposed public art piece; and 

The revised design provides for a linear planter along the base of the southwest corner 
and stainless steel cables supporting vines. The design of this space will be considered 
in more detail at Building Permit stage in coordination with the public art process. 

• proposed refinements to the project are thoughtful. 

(No formal decision on Item No. 3 was made by the Panel due to the lack of quorum.) 
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Water Efficie-ncy 

10 
Lead LEED Requltamllllt lmplsmanlatlon Timing 

P·oinls 

f1 Prereq 1 wat.e.r US& Retluctlon ReqUre<.l MECil uoe 211•.;; te~ 'A'31N man a n.ase:Jn.'C OOIJalllg (not ln.ciU!IIng IIT!gaiJOn~ Coo&ructlm 

2 crean 1.1 water Emcten.t 2l.and REdUce ~<Jtall le 'A'ala- GOIIQJmpUoo ror llrtga!len by 5ll% a1er constructJoo 
Landacapfllg. REdUce by convenl!oll~ fTIP..ans. 
SO% 

2 cre:~n 1.2 wat.e.rEmc:f>lnt 2 land Ust on.)' caprurc<~ s n N req'Ci:ed ~ l'i'iil:r ro eJm:nate a:J potat~e COO&ructlon 
Undaeaplllg, Nt!l'~'e water ~.: ror ~rte rmgato {excewt r lrlltl wa.tenng 1ll estaoosn 
use or No Jmga!!on .~I&). 

2 credn2 ln:nOVallve Wastewater 2 MECil REdUce potallle 'A'31Ef ror SE'A'3;;E! conveyance illy 5!1% or Jreat 51l% 01: constructJm 
TeelmoJOIII98 wa~er on-s.1:e to tertlarv &talldan!s. 

2 cre~~ua.1 water l/8& Retlucl!on , 2 MECil Em>lt!Y strat~eos tmtlh aggregale U5e 30% less water il!allll1 11E- con~tructJon 

311% Recllletton water ~ baSSJn.e ca~late!I !M :ne tul:dilg (not lllcll."<fllg !m;Ja 1-

1 CTedlt 1l.2 wat..er use IRetluclloo , t MEdii Em>!ll)' srr~es 'ltllt rn <~:99J:e1Ja1E use lS% lwo water lllan m ~ construcuoo 
35% RecJuct:an water ~e baS Sill!: ca!Wiai!ll rr; '!t!e tuli:fr1{! {niX CIULfng l'l:ri!Ja'I'OOJ. 

1 credtt3.2 wat.e.r use Reduclloo. 1<Mem EmFIC•Y ~>ll'at~es tmt rn ~a1e ~ 40% less Willer lilian 11'1 ~ conmuctlco 
411% Reclllctbn wafer ~ baSSJn.e ca~W ia!i!ll !lie tu f(fng {nlit lllelll!l:ng I!Tiga.on}. 
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Energy & Atmosphere 
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tjjl' Prereq 1 Rmilamental Bulllllng IReq.trea MEdii lll'ljll:mern aJ or ll:le ftiiDIVV!g cnrnmEEIDnLng >roced!Jres: COOWUctlon 

systems comml8810nlng 1. Engage •cmml"&e oollng >>el$nrm 
~- De>ieiDp •lle5lgn lnte!ll 
3. ln>::3:J!Ie COOlii'IU!t>lllng reqldr~mellis- 1 ci!OO!nil:lo Ott>::uln!!JI1S. 
4. 13e'ie1Dp ;;n~ ~lemem O!IIT'ilTIIWOn"hg plan. 
5. \!er!l)j' lhila1atoo aDd' peli!m.n;;nce o~ !>}'SIEm5 b be oo!Mll~ llifled. 

c. OlJU1l iEte wm:r~· OOIM!IS&IDim!l re~ort. 
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ASHAAEIIE:SNA 91ll1-200·7 rereren.oe case. 
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HVAC&R Eq,uljlmenl s~remc. PE!n1rJ 
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Pllffotmance AS'JiME.IlESNA Sbmltlrd: 91Il fe2007 re!e;re~ b!llkl!.ng. 
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P.WJ:CBl'AllHIRAf: 1(25i'l2]; 2(2Jl14J<: ~2&'Hij; 4(31)!1 8~ f(l2 i"20); 
€{'33122); 7(35.'24); Bl,2!i•'51lJ: 9(2al55); 1!l(:!O.'f •!B etc. 

7 cre!ltt2.1 on-:l lta :Ren&Wabl& l!tl1 CtAner lJr;e orrs~te rena'l<lbe er..e;gy E·)~t~ to «n;et tuMng e!bel'Q)' oost CQI1Eiructl!!f1 
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~rung actwl!le&. 
2. Condue! carrrniSSIOFilrlg Cla;IQll re\•leW ;;na re!VIeo.'f canwuctJcn 
doi:IJ!riBT!E. •.men cm.e 10 COO".j:{ellon. 
3. :;e"edd\\e revtew ar camracror •subrntt.al&· Of•COl'FliDE. on.ell 
eqldpmell! ( by mdepend~t alltl10J1t)']· 
4. Prlrilllle recorr.n:I"W'oolng rnaooaL 
5_ Hii'ie a.cantract In pl;;ce J:o rE'.IteVIQp& . . Wtlh O&M Eta!'i'll"'CIIICfn!j: 
r~port and ~ess plan tor 1AQ ~cems: ~ . l!f l&~uer, re~uron 

Wtllln one year •Of Ctlll&truclion C001j!fellon. 

2 CTedlt4 Ennanc:ad Refl1garallon 2 ME<:Il DD na>l ~.e r<-lllg:rani& ar l!lsta~ Blare OOikllng te'lel HVAC arta nn: conmucuoo 
Management suwre~>stlin eqldJi'I'FlSII tllaioo not contributes to =r.: aepletlro (no 

HCFCs, CFCB, haiOnB and ttFCs &tc:.). 

l Cre!ltt 5 Meawremant & 3 MEdii Develop a m.ea.suremen.t an~ ·VerHicatOJI plan. Ti1>2 Jllan m~~&t rovE£ at Occupancy (Occupancy 
varmcal!on tea!>l 1 year [!( poot-Cilflotruc'!loo cccupai!C)'. l)'jl lcally requires. .Petrrtt) 

metering ror centra equ ment ami ccmmon uti !res. II Ellerg)' sa'll:ngs 
ate n.ot being aclliE'Oea l!levef.oj) oorrecl!lfe acllo!if>. 

2 Cre:Jil6 Green Power 2 CtAner Engage In at l Ea~>! 2-yr renev;ab'e energy ccmract tD pnMtle at leJst Occupancy (Occupancy 
35% of tile llullfng's B'ectriC!)' rtm rene1r.t>12 roun:es. Fo.r a PEil'f'lit ) 
b!lt:dl!lg o! INs S'Ze n wm ODS! approximate)' a eli!Ia $-3,5!10 per 
roon.mdn energy costs. 
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6 8 Materials & Resources 14 

Lead LEED RB~Iremsnt lmplem&lltallon Tlmtlg Points 

'fJ Pra eq 1 siorag.e & COllection of Require II .. !Cil Provide an e,aslly a~lllle- ;ue-a SeJ"i'lng enllre bllrdlng delllcaEl'l til consiructloo 
R.ecyctalllea separauoo, corecurn aJUI s101age oc rnatsla.:s iRlr I'EC)~ln;g· lnc!lJ!IIng 

(at a mrumum) papet:. corrugatell cart!DCGI'd, glaSs, pla.sUC!i, and 
metalS. 

3 Ciet!lt 1.1 BuJII!Ing Reuse: P.lallltalll 1to3 Ardl Malnuln ext61111.9' bUilding~ (strucrural noor, roof d~. COIIEU1JC0011 
Exl6tln;g Wa'ls, flOOrs, and ell'teiOpe elc.), % !i>1 ooiX!lng structure reuse.tl lly EUI13ce area: tpl 
ROo1 (55%), 2~t {75%) and3jll (95%) 

1 Cfet!lt 1.2 BUDCIIng Reuse: Maintain 1 ArCil Ral5e .lntellor noo-otru:;lllr.l eemerJs (mtellor •&s is. doors, r oEW COI!s'truCOOO 
ln.ter.or NorrS!nJctural COVal1!95 el c_} I at a&l 150'.6 (by surface area) Ol tlle camj::i'etE\1 
Elements blllldiJlg. 

2 Ciet!lt 2 ~natructton W88'li! 1102 COili:BCIDl o r.•Eilt caostru;;~ •NaS1e ;;m dErntlltlllo cetos lt!:m l:i!liltl l. ~1rucnoo 

Managem&nt E:rooltaUoo e altGI I;;OO~eas'~' debrii; do n.ot cootlltute ID !Ills, 
cre-e~n. Re::ycle or salVage (ill)' we:gnt an'lloturrE')75-% !::lpl$). 

2 Cie!!t 3 RB80UfC9 ReUBl!l 1102 .!\TCII u se u.'Vagell, raiJiilllstlell' or r~d matE!1;;£s (sa to<age-d wo od r::oors, COI!s111JCOOI1 
remanl.tactured '1\JOC<l 110015 etc.). tte e~m or 'Attel!l consttuteo at 
leaot 5% 11 t} or t O% (:tpts] basen o C%t, •!i>f ttl2 t tll willE or 
1'113teltl1S for •!lie pro;ect Co not Ill:: ~ nEel:l<!J"i'ml M el.?ct!IC;;! 

corrpaoerm. 

2 Ciedlt 4 R~CIIad c on!Bfli 1 to 2 COnlira!:lllr use malatn 'Attn rec.)'df'd, oollle/11 (11)' ;;.osl:l oonc~li!. s'JE,:lt)Jl(.eaty COIIE11'1JC0001 
l:lasa.rroum recy:le-d cOOlE!llt of ::1E.% posH:oosll[11err alld ~an 
easily be cs 111911 as ~» etc.) sucn t11at me Sll!lll 01 p!la-«»!IEurn:r 
I'E¢}'C£ell oonten! p!\Js-112 01-:lle ~or£-OOIIE!llrn=r cootent cliflstttuE& at 
lea at 21l% I~JllS). based a cost, llt ~ to131 'i'alte 01 tllerrt31EI1 21s 1 
!tle preject. !JE,1enn're re::ycle coll!i?!ll. v e l!ytlt-el~tDonotlilcturl= 

m:cnontcal t11 eleelfl ~ COmp!illlelll$. 

2 Ciet!lt S :Jteglon31 Mate!lala 1102 COni:Bellll Sped!)• that a mlllml.lm 012Il% (1 fl( ~ or :llD~ !~) orlil lllldlng COI!s111UCUOO 
mate rna IS (concrete. b!1Cl..lite-el e!Jt.~ b't '"a~r.t !!ave been 
extr.lctsl.tprocested! 'A11M1 EOiltlrn (hq :!ruCk) IX 240iltlrn [If &ll."p, E!d by 
rol l or 1&\3ler) or t!le ~- nmrlll'Jctur'ITlQI Sl!<!. AlSo, de rtanstl'ale il!al 
lfle «~nil mam.t.actr.n!ng ste Is ~~1!hi'n eonam (lly truCk) tf' 24Dnllm 1. 
Elllppell lly 1!3.] fY 'A'3!ff ] Of tl1e pr:nje!:i. Efte. 00 not II!CII.Ide • flanlcal 

or i!lectncal Cti'll~<l!lsr~. 

I cret!lta Rllpldly R&rmvable 1 .OJCI! use raptdi)• rertewat~e malatats lllld prom:rcte {bar:nlloo1!oanng, ~m<ll COIIE1111Ct1on 
Mafellals carpet ~~neal boar•tl etc..) lt.i 2.5% lit~ total ·~al ll.\2· or a:! bUilding 

maferlalo u:sed lil ttle pr;~JEC'l.. roseu: o cost F!.aJiAI)• n:m,..vall(e 
materialS t)Jl(.eaty liN!- nar:veoteu 1'11W!J a t l)..)-ear ~e or mnrter. 
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City of 
Richmond 

Attachment 5 

Development Permit Considerations 
Development Applications Department 

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

Address: 3328 Carscallen Road and 3233 and 3299 Sexsmith Road File No.: DP 16-735564 

Prior to approval ofthe Development Permit, the developer is required to complete the following: 

1. Cross Access Easement: As provided for by the legal agreement registered on title prior to rezoning 
adoption (CA4136015 to CA4136020), the developer shall replace the existing blanket easement 
registered on the subject site (Lot 2) with the Lot 2 Replacement Agreement for the purpose of 
modifYing the extent of the Lot 2 Easement Area and related requirements to reflect the approved 
Development Permit, to the City's satisfaction, including, but not limited to: 

• Accurately describing the portions of the Lot 2 parking structure that will be secured for the use 
of the owners of Lot 3 (3208 Carscallen Road) and Lot 4 (3200 No 3 Road) to facilitate 
access/egress via the Lot 2 driveways; and 

• Removing the Lot 2 Loading, Garbage, and Recycling Facilities and ancillary uses/spaces from 
the Lot 2 Easement Area. 

NOTE: It is the City's intent that no future Replacement Agreement shall be necessary with respect to 
Lot 2; however, upon completion of the Lot 2 building, in whole or in part, the Lot 2 owner may 
request changes to the agreement for the purpose of describing the extent of the Easement Areas by 
survey (which may be volumetric). The City will have no obligation to execute such a change and all 
costs will be home by the Lot 2 owner. 

2. Lot 3 Residential Parking: Registration of a restrictive covenant and/or alternative legal agreement on 
title to the subject site (Lot 2) securing 43 designated parking spaces (provided in excess of Zoning 
Bylaw requirements for the lot, as determined through DP 16-73 5564 ), together with related access, 
uses, and spaces, for: 

• For interim use by the Lot 2 occupants (i.e. residents, commercial tenants, and/or ECD Hub) 
and/or the developer and his/her employees and contractors (i.e. not the general public), on a 
month-to-month rental basis (i.e. not hourly), until a building on Lot 3 (3208 Carscallen Road) 
receives final Building Permit* inspection granting occupancy, in part or in whole; and 

• Upon final Building Permit* inspection granting occupancy for a building on Lot 3, in part or in 
whole, for ultimate use by the residential occupants of Lot 3 and/or their designates, as 
determined to the satisfaction of the City through an approved Development Permit for Lot 3. 

More specifically, the developer shall be required to design, construct, and maintain the designated 
parking and related spaces/uses, to the City's satisfaction, including, among other things: 

• Providing for the designated parking spaces to be grouped together on Level P1ofthe Lot 2 building 
(i.e. the first below-grade level of the parking structure), adjacent to the future vehicle driveway and 
related pedestrian access connecting Lot 2 and Lot 3, as indicated in the Lot 2 Development Permit 
(DP 15-735564) and generally provided for with respect to the Cross Access Easement registered on 
the titles to the lots prior to rezoning adoption (CA4136015 to CA4136020); 

• Co-locating the designated parking spaces with other Non-Residential Parking, as provided for 
with respect to the Non-Residential Parking agreement, such that vehicles are not required to pass 
through a secured residential parking area on Lot 2 to access the designated spaces (whether 
approaching via the future Lot 3 development or Lot 2's Hazelbridge Way or Private Road 
driveways); 
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• Ensuring that the interim rental and/or use of the designated spaces will not compromise the 
intended ultimate use of the spaces by the Lot 3 occupants or the use or enjoyment of Lot 2 by the 
Lot 2 occupants; and 

• Satisfying all Zoning Bylaw requirements, including the dimensions of the designated spaces and 
drive aisles, the minimum permitted ratio of accessible spaces, and maximum permitted ratio of 
small car spaces. 

In addition: 

• With respect to a Development Permit application for Lot 3, the 43 designated spaces on Lot 2 
will be taken into account in the City's determination of Lot 3 's required number of on-site 
parking spaces; 

• The developer is not required to equip the designated parking spaces on Lot 2 with electrical 
vehicle (EV) charging equipment; however, in the event that those designated spaces are used to 
satisfy Zoning Bylaw requirements for parking with respect to a Lot 3 Development Permit, then 
the designated Lot 2 spaces shall be included when calculating the number of Lot 3 parking 
spaces requiring EV charging equipment; and 

• It is the City's intent that no future Replacement Agreement shall be necessary with respect to the 
designated parking spaces; however, upon completion of the Lot 2 building, in whole or in part, 
the Lot 2 owner may request changes to the agreement for the purpose of describing the extent of 
the Easement Areas by survey (which may be volumetric). The City will have no obligation to 
execute such a change and all costs will be borne by the Lot 2 owner. 

3. View Blockage & Other Potential Development Impacts: As required by the legal agreement 
registered on title prior to rezoning adoption ( CA 413 603 6), submission of a letter of assurance from 
the registered professionals who prepared the report attached to the agreement confirming that the 
development's design complies with the report. 

4. Early Childhood Development (ECD) Hub: As required by the existing Early Childhood 
Development Hub Covenant registered on title prior to rezoning adoption (CA4136053 to 
CA4136057), the developer shall submit a cash-in-lieu contribution towards the City's project 
management for design development through to provincial licensing approval, based on 5% of the 
total construction value of the proposed Air Space Parcel and related spaces and uses as verified by an 
independent quantity surveyor to the City's satisfaction, at the developer's sole cost, (or as otherwise 
provided for in the agreement) less the developer's cash-in-lieu contribution submitted August 2016 
($1 00,000) to cover the City's interim project management costs. 

NOTE: The total construction value of the proposed Air Space Parcel and related spaces shall be 
based on the approved Development Permit design, together with the City's recommended facility 
program, mechanical and electrical requirements, and related specifications, to the City's satisfaction. 

5. Public Art: As required by the legal agreement registered on title prior to rezoning adoption 
(CA4136058 to CA4136059), the developer shall submit the following items. 

• A Detailed Public Art Plan for the subject site (Lot 2), based on the developer's voluntary 
contribution (as indicated in the following table) and prepared by an appropriate professional, to 
the satisfaction of the Director of Arts, Culture, and Heritage Services (including review(s) by the 
Richmond Public Art Advisory Committee (RP AAC) and endorsement by Council, as required by 
the Director of Arts, Culture, and Heritage Services. 

NOTE: The required Plan was reviewed and supported by RPAAC, April11, 2017. (REDMS 
#5444895) 

• $334,388 Letter of Credit to secure the implementation of the Lot 2 Detailed Public Art Plan. 
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TABLE 1 

Max. Permitted Permitted Floor Applicable Floor 
Min. Developer Min. Voluntary 

Use Floor Area Under Contribution Developer 
ZMU25 Zone 

Area Exemptions Area Rates Contribution 

Affordable Housing 
39,194.5 m2 38,214.6 m2 

Residential 979.9 m2 
$0.81/ft2 $333,184 

(421 ,886.1 ft2
) (411 ,338.5 ft2

) 
(1 0,547.6 ft2

) 

Non- 1,688.5 m2 ECD Hub 
260.1 m2 

1,428.4 m2 
$0.43/ft2 $1,204 

Residential (18, 174.9ft2) 
(15,375.2 ft2

) 
(2, 799: 7ft2) 

TOTAL 
40,883 m2 

(44o,os1 te) 
2,408 m2 

(25,923 te) 
38,475 m2 

(414, 138 te) Varies $334,388 

6. Lot 2 Omnibus Covenant: As required by the legal agreement registered on title prior to rezoning 
adoption (CA4136066), the developer shall satisfy the following requirements. 

• Servicing Agreement: Enter into a Servicing Agreement* (SA 16-731709) for the design and 
construction of the "Phase 2" works, as agreed through the approved rezoning (RZ 12-610011 ). 
As determined to the City's satisfaction, the "Phase 2" works shall generally include, but may not 
be limited to: 
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1. Works behind the curb along the Carscallen Road and Hazelbridge Way frontages of the 
subject site (Lot 2), including the relocation of above-grade utilities from temporary off
site locations to permanent on-site locations; and 

11 . Sexsmith Road, including road and engineering improvements, intersection 
improvements, and works behind the street's west curb, generally from Hazelbridge Way 
to Patterson Road. 

In addition, the scope of the Phase 2 Servicing Agreement* shall be expanded beyond what was 
agreed on prior to rezoning adoption to include the following: 

111. All works essential for public access within the Owner-maintained Private Road Statutory 
Right-of-Way (SRW) area (secured by legal agreement CA4135992 to CA4135993) shall 
be included in the Servicing Agreement*. The responsibility for maintenance and liability 
with respect to the SRW area shall be clearly noted. The SA design must be prepared in 
accordance with: 

Good engineering practice with the objective of optimizing public safety; and 
The "Approved Plans and Specifications", required with respect to CA4135992, in the 
form of a comprehensive design accommodating road, landscape, architectural, 
structural, and civil requirements (supported by letters of assurance, sealed drawings, 
and related materials prepared by relevant certified professionals), to the sole 
satisfaction of the City, including, among other things: 

o A form and character, generally in compliance with the approved Lot 2 DP (DP 
16-735564); 

o Weight, access, and related requirements necessary for emergency service 
vehicles, waste management vehicles, and on-street, large-truck loading; 

o Future shared vehicle/pedestrian access between the subject site (Lot 2) and Lot 3 
(3208 Carscallen Road) and Lot 4 (3200 No.3 Road), as per the Cross Access 
Easement registered on title prior to rezoning (CA4136015); and 

o No building encroachments within the SRW area, EXCEPT as provided for 
under the existing SRW agreement (i.e. parts of the building located entirely 
below fmished grade, pedestrian weather protection, and signage ). 
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Upon completion of the works, the Owner shall provide a certificate of inspection for the 
works, prepared and sealed by the Owner' s engineer in a fonn and content acceptable to 
the City, certifying that the Private Road works have been constructed and completed in 
accordance with the SA* and the "Approved Plans and Specifications". 

• Capstan Station Bonus: Submit a Letter of Assurance confirming that the combined total number of 
dwellings on 8633/8677 Carscallen Road (Lot 1) and the subject site (Lot 2) do not exceed 1, 186, the 
maximum permitted number of units on Lots 1-4 based on the developer's public open space 
contribution at rezoning, 6,810.4 m2 (1.7 ac) and the required minimum park and public open space 
contribution rate 5.74 m2 (61.8 ft2

) per dwelling. 

• Affordable Housing: Enter into the Lot 2 Housing Agreement and register the Lot 2 Housing 
Covenant against title to the subject site (Lot 2) for the purpose of providing site-specific 
development requirements with respect to the subject site's proposed affordable housing units and 
related features (e.g., numbers/sizes/locations of units, parking spaces, access to indoor/outdoor 
amenity spaces, bike storage spaces, electric vehicle charging facilities, waste management 
facilities), as determined to the satisfaction ofthe Director of Development and Manager, 
Community and Social Development in their sole discretion, in conjunction with the issuance of 
the subject Development Permit. The terms of the Housing Agreement and Covenant shall 
indicate that they apply in perpetuity and provide for, but may not limited to, the following: 

TABLE 2 

1. The affordable housing units and related uses and spaces (e.g., parking and bike storage) 
shall be completed to a turnkey level of fmish, at the sole cost of the developer, to the 
satisfaction of the Manager, Community Social Development. 

11. The combined total habitable floor area of the Lot 2 affordable (low-end market rental) 
housing units shall be at least 979.9 m2 (10,547.6 ft\ excluding standard Floor Area Ratio 
(FAR) exemptions, as determined based on 2.5% ofthe subject development's total 
maximum residential floor area permitted on Lot 2 under the "Residential I Limited 
Commercial and Artist Residential Tenancy Studio Units (ZMU25)- Capstan Village (City 
Centre)" zone, as approved by City Council through RZ 12-610011. 

111. The developer shall disperse the Lot 2 affordable housing units as indicated in the 
approved Development Permit, which units shall comply with the occupant income · 
restrictions and unit types, sizes, numbers, and rental rates set out in the table below, in 
accordance with the City's Affordable Housing Strategy and guidelines for Low End 
Market Rental housing. 

Affordable Housing Location 
# #BUH Minimum Habitable Max. Monthly Total Annual 

Unit Type Units Units !)nit Area (2) Unit Rent (3) Household Income (3) 

Bachelor N/A Nil 100% 37.0 m2 (400 ft2
) $850 $34,000 or less 

1-Bedroom L3 & L4 2 100% 50.0 m2 (538 ft2
) . $950 $38,000 or less 

2-Bedroom L5, L6, L7 & L8 8 100% 80.0 m2 (861 ft2
) $1 '162 $46,500 or less 

3-Bedroom L9 2 100% 91 .0 m2 (980 ft2
) $1,437 $57,500 or less 

TOTAL Levels 3-9 12 12 Varies Varies Varies 

(1) "BUH Unit" means a unit that meets or exceeds the Richmond Zoning Bylaw Basic Universal Housing Unit requirements. 
(2) Actual unit areas shall be determined based on the approved Development Permit for the subject site, but must not be Jess than 

the "Minimum Unit Area" indicated in the table above. 
(3) The "Maximum Monthly Unit Rent" and "Total Annual Household Income" indicated in the table above denote amounts adopted 

by Council on March 11, 2013. These amounts may be increased periodically as provided for under adopted City (affordable 
housing) policy. 

5450776 

IV. Parking, "Class 1" bike storage, and related electric vehicle (EV) charging equipment 
shall be provided for the use of affordable housing occupants, as indicated in the 
developer's approved Development Permit at no additional charge to the affordable 
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housing tenants (i.e. no monthly rents or other fees shall apply for the casual, shared, or 
assigned use of the parking spaces, bike storage, EV charging equipment, or related 
facilities by affordable housing tenants), which features will be secured by the Housing 
Covenant and/or other legal agreement(s) on title prior to Development Permit issuance, 
or as otherwise determined to the City's satisfaction. 

NOTE: The Affordable Housing's ten (10) required parking spaces shall be clustered 
together and fifteen ( 15) required "Class 1" bike storage spaces shall share a single bike 
storage room. 

v. Occupants of the affordable housing units on the lot shall, to the satisfaction ofthe City,, 
enjoy full and unlimited access to and use of all on-site indoor and outdoor amenity 
spaces provided on the lot to satisfY OCP and City Centre Area Plan (CCAP) 
requirements and generally as indicated in the developer's approved Development 
Permit. 

v1. No Building Permit* shall be issued for a building on the lot, in whole or in part 
(excluding parking), until the developer provides for the required affordable housing 
units and ancillary spaces and uses to the satisfaction of the City. 

v11. "No occupancy" shall be permitted on the lot, restricting final Building Permit* 
inspection granting occupancy for any building on the lot, in whole or in part (except for 
parking), until the required affordable housing units and ancillary spaces and uses are 
completed to the satisfaction of the City and have received final Building Permit* 
inspection granting occupancy. 

7. Non-Residential Parking: Registration of a restrictive covenant and/or alternative legal agreement on 
title on the subject site (Lot 2) restricting the use of parking provided on-site in respect to those parking 
spaces NOT provided for the use of residents (i.e. market housing and affordable housing occupants), 
as determined to the satisfaction of the City. More specifically, Non-Residential Parking requirements 
for the lot shall include the following: 

• Non-Residential Parking shall mean any non-residential parking spaces, as determined to the 
satisfaction of the City through the subject Development Permit (DP 16-735564), including 
spaces required for the use of: 

1. Early Childhood Development (ECD) Hub (i.e. operator, employees, staff, visitors, and 
guests); 

11. Businesses and tenants on Lot 2 (i.e. owners, employees, staff, visitors, and guests); 

111. Residential visitors to Lot 2; and 

IV. The general public. 

• Non-Residential Parking shall include NOT less than: 

5450776 

i. 16 ECD Hub "publicly-accessible spaces" on Level L1 (i.e. the street/entry level of the 
parking structure), next to the Level 1 ECD Hub entrance, for ECD parent drop-off/pick
up and other uses as determined at the sole discretion of the ECD Hub operator; 

11. 16 ECD Hub "staff spaces" secured for the exclusive use of the ECD operator, 
employees, and staff, including: 

1 on Level Ll, co-located with the ECD Hub's 16 "publicly-accessible spaces"; and 
15 on Level PI (i.e. the first below-grade level of the parking structure), grouped 
together and located within safe and easy access of the Level Pl ECD Hub 
elevator/vestibule; 
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111. 14 "public parking spaces" on Levell (i.e. the street/entry level of the parking structure) 
or all the Levell parking spaces nototherwise secured for the use of the ECD Hub, 
whichever is greater, for use by the general public (including, but not limited to, visitors 

. to businesses and residential uses on Lot 2), which parking spaces shall be available to 
the general public: 

On an hourly basis (i.e. not for daily, weekly, monthly, or other long-term parking); 

For, at a minimum, the same daily duration as non-residential operating hours on the 
lot or public transit operations within 400 metres (i.e. 5 minute walk) of the lot, 
whichever is greater; and 

At a rate that does not exceed that of on-street parking within the vicinity of the lot or 
as otherwise determined to the satisfaction of the City; 

IV. 29 "residential visitor parking spaces" on Level PI (i.e. the first below-grade level ofthe 
parking structure) for use by visitors to Lot 2 residents; and 

v. 4 "assignable commercial parking spaces", co-located with the "residential visitor 
parking spaces" on Level PI, for the use of Lot 2 businesses and tenants. 

NOTE: As required by the existing Early Childhood Development Hub Covenant registered on 
title prior to rezoning adoption (CA4136053 to CA4136057), in addition to the above ECD Hub 
parking spaces, the developer shall provide an additional space for the exclusive use of the ECD 
Hub for the loading of vans and smaller vehicles and related activities. 

• Non-Residential Parking shall not include tandem parking. 

• Each Non-Residential Parking type (e.g., "residential visitor parking spaces") must include a 
proportional number of handicapped parking spaces, small car parking spaces, and spaces 
equipped with electric vehicle charging equipment, as per the Zoning Bylaw and legal 
agreements registered on title. 

• No Building Permit* shall be issued for a building on the lot, in whole or in part (exclusive of 
parking), until the developer provides for the required Non-Residential Parking and a letter of 
confirmation is submitted by the architect assuring that the facilities satisfY the City's objectives. 

• "No occupancy" shall be permitted on the lot, restricting final Building Permit* inspection 
granting occupancy for any building on the lot, in whole or in part (except for parking), until the 
required Non-Residential Parking and related features are completed to the satisfaction of the 
City and have received final Building Permit* inspection granting occupancy. Notwithstanding 
the afore mentioned statement, in the event that occupancy of the building on the lot is staged, 
"no occupancy" shall be permitted of the building (excluding parking), in whole or in part, 
untillOO% of the Non-Residential Parking spaces required with respect to the lot receive final 
Building Permit* inspection granting occupancy. 

8. Electric Vehicle (EV) Charging Equipment for Vehicles and "Class 1" Bike Storage: Registration of 
legal agreement(s) on the lot requiring that the developer/owner provides, installs, and maintains 
electrical vehicle (EV) charging equipment within the building for the use of building residents, 
commercial tenants, guests, customers, the Early Childhood Development (ECD) Hub, and other 
users, as determined to the satisfaction of the City. More specifically: 

• Electrical vehicle (EV) equipment shall be provided for the occupants of the subject site (Lot 2) 
as indicated in the table below or as otherwise determined to the satisfaction of the City. 

NOTE: The developer is not required to equip the designated parking spaces secured with the Lot 3 
Residential Parking agreement (i.e. provided on Lot 2 by the developer in compliance with DP 15-
73 55 64 for the future use of the residential occupants of Lot 3) with electrical vehicle (EV) charging 

5450776 
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equipment. However, in the event that those designated spaces are used to satisfY Zoning Bylaw 
requirements for parking with respect to a Lot 3 Development Permit, then the designated Lot 2 
spaces shall be included when calculating the number of Lot 3 parking spaces requiring EV charging 
equipment. 

TABLE 3 

Electric Vehicle (EV) 
Vehicle Parking I 240V & 40 A Class 1 Bike Storage 1120V 

#of 
Charging 

Units #Parking Energized Outlet (2) #Bikes Energized Equipment (3) 
Equipment by Use Spaces (1) Min. Rate (2) EV# (1) Min. Rate (3) EV# 

RESIDENTIAL 418 416 25% 105 523 10% 53 

• Market Units 406 406 25% 102 508 10% 51 

• Affordable Housing 12 10 25% 3 15 10% 2 

• Visitors NIA N/A N/A N/A N/A N/A N/A 

NON-RESIDENTIAL NIA NIA NIA NIA 11 10% 

• ECD Hub N/A N/A N/A N/A 10 10% 

• CRU NIA N/A N/A N/A 1 10% 

(1) "#Parking Spaces" and "#Bikes" shall be understood to mean the minimum parking required to satisfy the Zoning Bylaw with 
respect to the subject Development Permit, EXCLUDING tandem parking spaces provided at the developer's discretion for 
the sole use of the occupants of Market Units. 

(2) For "Vehicle Parking": 
- "Energized Outlet" means an operational 240 VI 40 A circuit and all related infrastructure required for the charging of an 

electric vehicle, including all electrical equipment (including metering), cabling and associated raceways, and connections, 
with the exception of electric vehicle supply equipment. 

- "Min. Rate" for the provision of "Energized Outlets" shall be understood to mean that (i) one "Energized Outlet" shall be 
provided for each four parking spaces, or portion thereof,· and (ii) each required ~'Energized Outlet" shall be located to 
facilitate its potential shared use by a maximum of four parking spaces. 

(3) For Class 1 Bike Storage: 
- "Energized Equipment" means an operational 120V duplex outlet for the charging of an electric bicycle and all the wiring, 

electrical equipment, and related features necessary to supply the required electricity for the operation of such an outlet. 
- "Min. Rate" for the provision of "Energized Equipment" shall be understood to mean that, on a bike storage room-by-bike 

storage room basis, (i) one "Energized Equipment" shall be provided for each 10 bikes, or portion thereof, 
accommodated in the bike room; and (ii) the required "Energized Equipment" shall be located to facilitate its shared use 
by multiple users of the bike storage room. 

• No Building Permit* shall be issued for a building on the lot, in whole or in part (exclusive of 
parking), until the developer provides for the required electric vehicle (EV) charging 
infrastructure for vehicles and "Class 1" bike storage and related features as determined through 
the approved Development Permit and a letter of confirmation is submitted by the architect 
assuring that the facilities satisfY the City's objectives and complies with this legal agreement(s) . 

• "No occupancy" shall be permitted on the lot, restricting final Building Permit* inspection 
granting occupancy for any building on the lot, in whole or in part (exclusive of parking), until the 
required electric vehicle (EV) charging equipment for vehicles and ''Class 1 ;, bike storage and 
related features as determined through the approved Development Permit* are completed to the 
satisfaction of the City and have received final Building Permit* inspection granting occupancy. 
Notwithstanding the afore mentioned statement, in the event that occupancy of the building on a 
lot is staged, "no occupancy" shall be permitted of the first stage of building occupancy on a lot, 
in whole or in part (excluding parking), untillOO% of the electric vehicle (EV) charging 
equipment for vehicles and "Class 1" bike storage and related features required with respect to the 
lot receive fmal Building Permit* inspection granting occupancy. 

5450776 
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9. Landscape Security: Submission of a Letter of Credit for landscaping in the amount of$1,552,732.07 
(based on the costs estimate provided by a CSLA registered landscape Architect including 10% 
contingency). 

NOTE: The landscape Letter of Credit does NOT include the Private Road. All works essential for 
public access within the Owner-maintained Private Road Statutory Right-of-Way (SRW) area 
(secured by legal agreement CA4135992) shall be included in the Servicing Agreement*. 

Prior to Building Permit (BP) Issuance, the developer must complete the following requirements: 

1. Private Road Works: As required by the legal agreement registered on title prior to rezoning adoption 
( CA 413 5 992 to CA413 5993 ), submission of letters of assurance from certified professionals 
confirming that the Private Road Works within the SRW area comply with the "Approved Plans and 
Specifications", approved through the Development Permit process. 

2. Aircraft Noise Sensitive Development (ANSD): As required by the legal agreement registered on title 
prior to rezoning adoption (CA4136034 to CA4136035), submission of a report prepared by a 
professional engineer specializing in acoustics demonstrating that the development has been designed 
in compliance with the agreement's Noise Standards. 

3. View Blockage & Other Potential Development Impacts: As required by the legal agreement 
registered on title prior to rezoning adoption ( CA 413 603 6), submission of a letter of assurance from 
the registered professionals who prepared the report attached to the agreement confinning that the 
development's design complies with the report. 

4. Canada Line: As required by the legal agreement registered on title prior to rezoning adoption 
(CA4136037), submission of a report prepared by a registered professional to the City's satisfaction 
demonstrating that the development has been designed to address potential livability impacts. 

5. Early Childhood Development (ECD) Hub: As required by the legal agreement registered on title 
prior to rezoning adoption (CA4136053 to CA4136057), the developer shall, among other things: 

• Receive written Senior Management Approval for any and all space programming and 
architectural, landscape, structural, mechanical, and electrical design and related requirements of 
the Air Space Parcel and related spaces and uses (i.e. the "Approved Works Plan and 
Specifications"); and 

• Obtain, at the developer's sole cost, all necessary approvals, licenses, and permits from all 
authorities having jurisdiction. 

6. Phasing: As per the Lot 2 omnibus covenant registered on title prior to rezoning adoption 
(CA4136066), and as further determined through the Development Permit process, any Building 
Permit for the subject site (Lot 2), in whole or in part, (excluding a Building Permit* only for 
parking) must include to the City's satisfaction: 

• 100% of the Early Childhood Development (ECD) Hub proposed Air Space Parcel and related 
spaces and uses; 

• 100% of the Lot 2 affordable housing units and related spaces and uses (e.g., parking; electric 
vehicle charging); 

• 100% of the Lot 2 accessibility measures applicable to those dwellings included in the Building 
Permit (i.e. Basic Universal Housing units and aging-in-place features); 

• 100% of the Lot 2 indoor and outdoor residential amenity space and related spaces and uses (e.g., 
access); 

• 100% of the Private Road (all of which is located on Lot 2 and shall be designed/constructed to 
facilitate shared access to/from Lots 3 and 4); 

• 1 00% of the Lot 2 parking; 

5450776 
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• 100% of the Lot 2 "Class 1" bike storage for residential uses, commercial uses, and the ECD 
Hub; 

• 100% of the Lot 2 electric vehicle (EV) charging equipment for vehicles and "Class 1" bike 
storage and related features; 

• 100% of the Lot 2 loading and waste management facilities; and 

• 100% of the Lot 2 District Energy Utility (DEU) requirements. 

NOTE: No final Building Permit* inspection permitting occupancy of a building will be granted for 
· the subject site (Lot 2), in whole or in part, until the entirety of the above-noted required Building 

Permit* features receives fmal Building Permit* inspection permitting occupancy. 

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

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

Note: 

• Items marked with an asterisk (*) require separate applications. 

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

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

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

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

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

Signed copy on file 

Signed Date 
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City of 
Richmond Development Permit 

No. DP 16-735564 

To the Holder: Pinnacle Living (Capstan Village) Lands Inc. 

Property Address: 3328 Carscallen Road and 3233 and 3299 Sexsmith Road 

Address: 300- 911 Homer Street, 
Vancouver, BC V6B 2W6 

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) Reduce the road setback by 0.3 mat the Carscallen Road cul-de-sac and Private Road; 

b) Allow unenclosed balconies to project into the required road setback by up to 2.0 m; 
and 

c) Allow architectural features to project into the required road setback by up to 2.4 m. 

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 #1a to #15 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 
$1,552,732.07 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. 
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To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-735564 

Pinnacle Living (Capstan Village) Lands Inc. 

3328 Carscallen Road and 3233 and 3299 Sexsmith Road 

300- 911 Homer Street, 
Vancouver, BC V6B 2W6 

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 

5450776 

ISSUED BY THE COUNCIL THE 



MAl 

5450776 

- ----'"- 0--- I 

1al1t 

City of 
Richmond 

HAZELBRIDGE WAY ~ 
-~ .... 

DP 16-735564 
SCHEDULE "A" 

Zl lRIO 

Sl 

87~ B!U1 

" ' 

PATTERSON RD 
.... 

Original Date: 07/13/16 

Revision Date: 06/30/17 

Note: Dimensions are in METRES 



P
IN

N
A

C
L

E
 L

IV
IN

G
@

 C
A

P
S

T
A

N
 V

IL
L

A
G

E
 

P
H

A
S

E
 2

: 
33

28
 C

A
R

S
C

A
LL

E
N

 R
O

A
D

 &
 3

23
3 

&
 3

29
9 

S
E

X
S

M
IT

H
 R

O
A

D
: 

D
ev

el
op

m
en

t 
S

um
m

ar
y 

P
E

R
M

IT
IE

D
 I 

R
E

Q
U

IR
E

D
 

N
et

 S
it

e
 A

re
a

 
·M

in
. 

8,
80

0.
0 

m
2 

(9
4,

72
5.

5 
sf

) 

G
ro

ss
 F

lo
o

r 
A

re
a 

• 
N

ot
 d

ef
in

ed
 

N
e

t F
lo

o
r 

A
re

a
 •

 T
ot

al
 

• 
40

,8
83

.0
 m

2 
(4

40
,0

61
.0

 s
f) 

·T
o

ta
l:

 3
9

,1
9

4.
5 

m
2 

(4
21

,8
86

.1
 s

f) 

• 
R

e
si

d
e

n
tia

l 
-A

ff
o

rd
a

b
le

 H
sg

: 
M

in
. 

97
9.

9 
m

2 
(I

 0
,5

47
.6

 s
f) 

-M
a

rk
e

t 
H

sg
: 

M
ax

. 
38

,2
14

.6
 m

2 
(4

11
,3

38
.5

 s
f) 

·T
o

ta
l: 

1,
68

8.
5 

m
2 

(1
8,

17
4.

9 
sf

) 

• 
N

o
n

-R
e

si
d

e
n

tia
l 

-C
o

m
m

e
rc

ia
l: 

M
ax

. 
26

0.
1 

m
2 

(2
,7

99
.7

 s
f) 

-
E

C
D

 H
ub

: 
M

in
. 

1,
42

8.
4 

m
2 

(1
5,

37
5.

2 
sf

) 

L
o

t 
C

o
ve

ra
g

e
 

·
M

ax
. 

90
%

 

N
u

m
b

e
r 

o
f 

D
w

e
lin

g
 

• 
N

ot
 d

ef
in

ed
 

U
n

it
s 

D
w

e
lli

n
g

 U
n

it 
T

yp
es

 
• 

N
ot

 d
ef

in
ed

 

A
cc

e
ss

ib
le

 D
w

e
lli

n
g

 
• 

N
ot

 d
ef

in
ed

 

A
m

e
n

it
y 

S
p

a
c
e

· 
• 

41
8 

un
its

 @
 3

2.
0 

m
2 

(2
1 

.5
 s

f) 
I 

un
it 

in
d

o
o

r 
• 

83
6.

0 
m

2 
(8

,9
98

.9
2 

sf
) 

m
in

. 

• 
41

8 
un

its
@

 6
.0

 m
2 

(6
4.

6 
sf

) 
I 

un
it 

(m
in

.) 

A
m

e
n

it
y 

S
p

a
ce

· 
O

u
td

o
o

r 
(O

C
P

) 
·M

in
. 2

,5
08

.0
 m

2 
(2

6,
99

6.
77

 s
f)

, i
nc

lu
di

ng
 a

t 
le

as
t 

60
0.

0 
m

2 
(6

,4
58

.5
6 

sf
) 

of
 c

hi
ld

re
n'

s 
pl

ay
 s

pa
ce

 

A
m

e
n

it
y 

S
p

a
ce

 -
• 

1 0
%

 N
et

 S
ite

 A
re

a 

O
u

td
o

o
r 

(C
C

A
P

) 
• 

M
in

. 8
94

.0
 m

2 
(9

,6
23

.2
5 

sf
) 

·A
b

o
ve

 G
ra

de
: 6

.0
 m

 (
I 9

.7
 It

),
 b

ut
 m

ay
 b

e 
re

du
ce

d 
to

 3
.0

 m
 

S
e

tb
a

ck
 : 

R
oa

d 
(9

.8
 It

) 
ba

se
d 

on
 p

ro
pe

r 
in

te
rf

ac
e 

(m
ea

su
re

d 
to

 a
 p

ro
pe

rt
y 

lin
e 

o
r 

S
A

W
).

 

S
e

tb
a

ck
: 

P
a

rk
in

g
 

•
O

.O
m

 
B

e
lo

w
 G

ra
d

e
 

• 
B

al
co

ni
es

: 
1/

3 
of

 r
eq

ur
ie

d 
se

tb
ac

k 
m

ax
. 

S
e

tb
a

ck
 •

 P
ro

je
ct

i o
n

s 
·A

rc
h

ite
ct

u
ra

l a
pp

ur
te

na
nc

es
: 

0.
6 

m
 (

1.
97

 I
t)

 m
ax

. 

• 
C

an
til

ev
er

ed
 r

oo
fs

: 
1.

2 
m

 (
3

.9
4 

It)
 m

ax
. 

·W
e

a
th

e
r 

pr
ot

ec
tio

n:
 T

o 
th

e 
pr

op
er

ty
 li

ne
 

H
e

ig
h

t 
·M

a
x

. 4
7.

0 
m

 (
15

4
.2

0 
ft)

 

F
lo

o
d

 L
e

ve
l 

(M
in

.) 
• 

2.
9 

m
 

(9
.5

 I
t)

 G
S

C
 o

r 
0.

3 
m

 (
0

.9
 It

) 
ab

ov
e 

cr
ow

n 
o

f 
fr

on
tin

g 
ro

ad
 

·R
e

si
d

e
n

tia
l: 

1 
la

rg
e 

tr
uc

k 
&

 3
 m

ed
iu

m
 t

ru
ck

s 

·C
o

m
m

e
rc

ia
l: 

S
ha

re
 w

ith
 o

th
er

 u
se

s 
L

o
a

d
in

g
 

• 
E

C
D

 H
ub

: 
1 

m
ed

iu
m

 t
ru

ck
 (

sh
ar

ed
) 

&
 1

 s
m

al
l 

sp
ac

e 
fo

r..
.--

.. 
va

ns
 (

ex
cl

us
iv

e)
 

( 

P
R

O
P

O
S

E
D

 

• 
0.

89
4 

ha
 (

96
,2

32
.5

 s
f) 

• 
41

,0
41

.0
8 

m
2 

(4
41

,7
75

.1
6 

sf
) 

·3
8

,7
93

.6
5 

m
2 

(4
17

,5
71

.4
 s

f) 

·T
o

ta
l:

 3
7

,1
05

.1
5 

m
2 

(3
99

.3
96

.5
 s

f) 

-A
ff

o
rd

a
b

le
 H

sg
: 

M
in

. 9
79

.9
 m

2 
(I

 0
,5

47
.6

 s
f) 

-
M

ar
ke

t 
H

sg
: M

a
x.

 3
6

,1
25

.2
5 

m
2 

(3
88

,8
48

.9
 s

f) 

·T
o

ta
l: 

1
,6

88
.5

 m
2 

(1
8

,1
74

.9
 s

f) 

-C
o

m
m

e
rc

ia
l: 

M
ax

. 
26

0.
1 

m
2 

(2
,7

99
.7

 s
f) 

-
E

C
D

 H
ub

: 
M

in
. 

1,
42

8.
4 

m
2 

(1
5

,3
75

.2
 s

f) 

·9
0

%
 

·
T

ot
al

: 
41

8 
un

its
 

-M
ar

ke
t 

H
ou

si
ng

: 4
06

 u
ni

ts
 

-A
ff

o
rd

a
b

le
 H

ou
si

ng
: 1

2 
un

its
 

·5
1

%
 1

-B
R

 (
21

3 
M

ar
ke

t 
&

 2
A

ff
o

rd
a

b
le

 u
ni

ts
) 

• 
34

%
 2

-B
R

 (
13

2 
M

ar
ke

t 
&

 8
 A

ffo
rd

ab
le

 u
ni

ts
) 

• 
15

%
 3

-B
R

 (
60

 M
ar

ke
t &

 2
 A

ffo
rd

ab
le

 u
ni

ts
) 

• 
Le

ss
 th

an
 1

%
 4

-B
R

 (
I 

M
ar

ke
t 

un
it)

 

• 
20

%
 (

85
 u

ni
ts

) 
ar

e 
B

as
ic

 U
ni

ve
rs

al
 H

ou
si

ng
 (

B
U

H
) 

un
its

: 

-
M

ar
ke

t 
H

ou
si

ng
: 

18
%

 (
73

 u
ni

ts
) 

-A
ff

o
rd

a
b

le
 H

ou
si

ng
: 

10
0%

 (
12

 u
ni

ts
) 

• 
10

0%
 o

f 
un

its
 in

cl
ud

e 
ag

in
-in

-p
la

ce
 f

ea
tu

re
s 

(e
.g

.,
 

ha
nd

ra
ils

, l
ev

er
 h

an
dl

es
 &

 b
lo

ck
in

g 
in

 w
al

ls
 f

or
 f

ut
ur

e 
gr

ab
 

ba
r 

in
st

al
la

tio
n)

 

• 
88

1
.1

8 
m

2 
(9

,4
85

.2
5 

sf
) 

• 
3,

65
9.

35
 m

2 
(3

9
,3

90
. 2

0 
sf

) 

• 
2,

66
7.

00
 m

2 
(2

8,
 7

08
.2

9 
sf

) 

• 
S

ex
sm

ith
 R

oa
d 

@
 S

A
W

: 
3.

0 
m

 (
9.

8 
It)

 

• 
C

ar
sc

al
le

n 
R

oa
d 

@
 P

L
: 2

. 7
 m

 (
8.

9 
It)

 

·P
ri

va
te

 R
oa

d 
@

S
A

W
: 2

.7
 m

 (
8.

9 
It)

 

N
O

T
E

: 
V

a
ri

a
n

ce
s 

@
 C

a
rs

ca
lle

n
 &

 P
ri

va
te

 R
oa

d 

·O
.O

m
 

• 
B

al
co

ni
es

: 
V

ar
ie

s.
 

P
ro

je
ct

io
ns

 e
xc

ee
di

ng
 1

13
 o

f 
re

qu
rie

d 
se

tb
ac

k 
m

ax
. 

ar
e 

sh
ow

n 
on

 S
ite

 P
la

n.
 

(P
LA

N
 #

2)
 

·A
rc

h
ite

ct
u

ra
l a

pp
ur

te
na

nc
es

: 
V

ar
ie

s
. 

P
ro

je
ct

io
ns

 
ex

ce
ed

in
g 

0.
6 

m
 (

1.
97

 I
t)

 a
re

 s
ho

w
n 

on
 S

ite
 P

la
n 

(P
L

A
N

 #
2)

 

• 
C

an
til

ev
er

ed
 r

oo
fs

: 
no

ne
 

• 
W

ea
th

er
 p

ro
te

ct
io

n:
 V

ar
ie

s.
 

W
ith

in
 t

he
 p

ro
pe

rt
y 

lin
e.

 

• 
M

ax
. 

47
.0

 m
 (

15
4

. 2
0 

It)
 

• 
R

es
id

en
tia

l 
@

 2
.9

 m
 (

9
.5

 It
) 

G
S

C
 

• 
E

C
D

 H
ub

, c
om

m
er

ci
al

 &
 lo

bb
ie

s 
@

 0
.3

 m
 (

0.
9 

It)
 a

bo
ve

 
cr

ow
n 

of
 f

ro
nt

in
g 

ro
ad

. 

• 
1 

la
rg

e 
tr

uc
k 

sp
ac

e 
in

 P
riv

at
e 

R
oa

d 
S

A
W

 (
sh

ar
ed

 u
se

) 

• 
3 

m
ed

iu
m

 t
ru

ck
 s

pa
ce

s 
(s

ha
re

d 
us

e)
 

• 
1 

sm
al

l 
sp

ac
e 

fo
r 

va
ns

 (
ex

cl
us

iv
e 

us
e 

of
 t

he
 E

C
D

 H
ub

) 

C
IT

Y
 O

F
 R

IC
H

M
O

N
D

 N
O

T
E

S
: 

1.
 

V
a

ri
a

n
c
e

s
: 

S
h

o
w

n
 o

n
 t

h
e

 S
ite

 P
la

n
 (

P
L

A
N

 #
2

).
 

2.
 

S
ta

tu
to

ry
 R

ig
h

t-
o

f 
W

a
y
s
 (

S
R

W
s)

: 
S

h
o

w
n

 o
n

 t
h

e
 S

ite
 P

la
n

. 
(P

L
A

N
 #

2)
 

3
. 

E
a

rl
y
 C

h
il
d

h
o

o
d

 D
e

v
e

lo
p

m
e

n
t 

(E
C

D
) 

H
u

b
: 

T
h

e
 3

-s
to

re
y,

 t
u

rn
ke

y,
 C

it
y-

o
w

n
e

d
 (

A
ir

 S
p

a
ce

 P
a

rc
e

l)
 f

a
ci

lit
y 

w
ill

 b
e 

d
e

si
g

n
e

d
 &

 c
o

n
st

ru
ct

e
d

 b
y 

th
e

 d
e

ve
lo

p
e

r 
(a

t 
th

e
 d

e
ve

lo
p

e
r'

s 
so

le
 c

os
t)

 a
s 

a 
"o

n
e

 s
to

p
 s

h
o

p
" 

se
rv

ic
e

 c
e

n
tr

e
 f

o
r 

C
a

p
st

a
n

 V
ill

a
g

e
 f

a
m

ili
e

s
, i

n
cl

u
d

in
g

 a
 l

a
rg

e
 c

h
ild

 c
a

re
, 

m
e

e
tin

g
 s

p
a

ce
, o

ff
ic

e
s

, 
a 

re
so

u
rc

e
 l

ib
ra

ry
, 

lo
u

n
g

e
 &

 r
e

la
te

d
 u

se
s 

(e
.g

.,
 p

a
rk

in
g

, o
u

td
o

o
r 

sp
a

ce
s)

. 
E

m
e

rg
e

n
cy

 e
xi

tin
g

 i
s 

sh
a

re
d

 w
ith

 t
h

e
 a

d
ja

ce
n

t 
re

si
d

e
n

tia
l 

to
w

e
rs

. 
D

e
d

ic
a

te
d

 p
a

rk
in

g
 &

 b
ik

e
 s

to
ra

g
e

 a
re

 p
ro

vi
d

e
d

 o
n

 L
e

ve
l1

 &
 P

1
. 

A
 c

o
n

st
ru

ct
io

n
 a

g
re

e
m

e
n

t 
is

 r
e

g
is

te
re

d
 o

n
 t

itl
e.

 
C

ity
 S

e
n

io
r 

M
a

n
a

g
e

m
e

n
t 

a
p

p
ro

va
l 

o
f t

h
e

 f
a

ci
lit

y'
s 

d
e

si
g

n
 is

 r
e

q
u

ir
e

d
 p

ri
o

r 
to

 B
ui

ld
in

g 
P

e
rm

it
 (

B
P

) 
is

su
a

n
ce

. 

4.
 

A
ff

o
rd

a
b

le
 H

o
u

s
in

g
 (

A
H

):
 

P
ri

o
r 

to
 D

e
ve

lo
p

m
e

n
t 

P
e

rm
it 

(D
P

) 
is

su
a

n
ce

, 
a 

H
o

u
si

n
g

 A
g

re
e

m
e

n
t 

&
 C

o
ve

n
a

n
t 

w
ill

 b
e 

re
g

is
te

re
d

 o
n

 t
itl

e.
 

P
ri

o
r 

to
 B

P
 i

ss
u

a
n

ce
, t

h
e

 A
H

 u
n

its
, 

A
H

 p
a

rk
in

g
, 

A
H

 C
la

ss
 1

 b
ik

e
 s

to
ra

g
e

 &
 A

H
 E

V
 e

q
u

ip
m

e
n

t 
m

u
st

 b
e 

sh
o

w
n

 i
n 

th
e

 B
P

 p
la

n
s

. 
A

H
 u

n
its

 a
re

 l
o

ca
te

d
 o

n 
L

e
ve

ls
 3

, 
4

, 
5,

 6
, 

7,
 8

 &
 9

 &
 a

re
 i

d
e

n
tif

ie
d

 o
n 

th
e

 f
lo

o
r 

p
la

n
s

. 
1

0
0

%
 o

f 
a

ff
o

rd
a

b
le

 u
n

its
 a

re
 r

e
q

u
ir

e
d

 t
o

 b
e 

B
U

H
 u

n
it

s 
&

 m
u

st
 s

a
tis

fy
 Z

o
n

in
g

 B
yl

a
w

 r
e

q
u

ir
e

m
e

n
ts

. 
F

or
 m

o
re

 in
fo

rm
a

tio
n

, 
se

e
 t

h
e

 A
ff

o
rd

a
b

le
 H

o
u

si
n

g
 P

la
n.

 (
P

L
A

N
 #

1
0

) 

5.
 

A
c
c
e

s
s
ib

il
it

y
: 

1
0

0
%

 o
f 

u
n

its
 a

re
 e

q
u

ip
p

e
d

 w
ith

 A
g

in
g

-i
n

-P
la

ce
 f

e
a

tu
re

s
, i

n
cl

u
d

in
g

 s
ta

ir
w

e
ll 

h
a

n
d

 r
ai

ls
, 

le
ve

r-
ty

p
e

 h
a

n
d

le
s 

fo
r 

p
lu

m
b

in
g

 f
ix

tu
re

s 
a

n
d

 d
o

o
r 

h
a

n
d

le
s,

 a
n

d
 s

o
lid

 b
lo

ck
in

g
 i

n 
w

a
sh

ro
o

m
 w

a
lls

 t
o

 f
a

ci
lit

a
te

 f
u

tu
re

 g
ra

b
 b

a
r 

in
st

a
lla

tio
n

 (
b

y 
o

th
e

rs
) 

b
e

si
d

e
 t

o
ile

ts
, 

b
a

th
tu

b
s

, 
a

n
d

 s
h

o
w

e
rs

. 
85

 u
n

it
s 

a
re

 B
a

si
c 

U
n

iv
e

rs
a

l 
H

o
u

si
n

g
 (

B
U

H
) 

u
n

its
 a

n
d

 m
u

st
 s

a
tis

fy
 Z

o
n

in
g

 B
yl

a
w

 r
e

q
u

ir
e

m
e

n
ts

 (
i.e

. 
1

2
 a

ff
o

rd
a

b
le

 h
o

u
si

n
g

 u
n

it
s 

&
 

7
3

 m
a

rk
e

t 
u

n
its

).
 

T
h

e
 Z

o
n

in
g

 B
yl

a
w

 f
lo

o
r 

a
re

a
 e

xe
m

p
ti

o
n

 f
o

r 
th

e
 p

ro
vi

si
o

n
 o

f 
B

U
H

 u
n

its
 is

 p
e

rm
itt

e
d

. 
F

o
r 

m
o

re
 i

n
fo

rm
a

ti
o

n
, 

se
e

 t
h

e
 B

U
H

 H
o

u
si

n
g

 &
 A

g
in

g
-i

n
-P

la
ce

 P
la

n.
 (

P
L

A
N

 #
1

1
) 

6
. 

S
h

a
re

d
 O

u
td

o
o

r 
A

m
e

n
it

y
 S

p
a

c
e

 f
o

r 
R

e
s
id

e
n

ts
: 

1
0

0
%

 o
f 

sp
a

ce
s 

sh
a

ll 
be

 f
o

r 
th

e
 s

h
a

re
d

 u
se

 o
f 

m
a

rk
e

t 
&

 a
ff

o
rd

a
b

le
 h

o
u

si
n

g
 r

es
id

en
ts

. 
S

p
a

ce
s 

(i
n

cl
u

d
in

g
 c

h
ild

re
n

's
 p

la
y 

sp
a

ce
) 

&
 f

e
a

tu
re

s 
(e

.g
.,

 s
h

e
lte

rs
, 

ra
is

e
d

 g
a

rd
e

n
 p

lo
ts

) 
a

re
 m

a
rk

e
d

 o
n 

th
e

 p
la

n
s.

 
S

p
a

ce
s 

in
cl

u
d

e
 o

n
e

@
 L

ev
el

 4
 (

p
o

d
iu

m
 r

oo
f)

, 
o

n
e

@
 L

e
ve

lS
, 

tw
o

@
 L

ev
el

 9
 &

 o
n

e
@

 L
e

ve
l1

0
. 

7.
 

S
h

a
re

d
 I

n
d

o
o

r 
A

m
e

n
it

y
 S

p
a

c
e

 f
o

r 
R

e
s
id

e
n

ts
: 

1
0

0
%

 o
f 

sp
a

ce
s 

sh
a

ll 
be

 f
o

r 
th

e
 s

h
a

re
d

 u
se

 o
f 

m
a

rk
e

t 
&

 a
ff

o
rd

a
b

le
 h

o
u

si
n

g
 r

e
si

d
e

n
ts

. 
S

p
a

ce
s 

a
re

 m
a

rk
e

d
 o

n 
th

e
 p

la
n

s 
&

 i
n

d
ic

a
te

d
 o

n 
th

e
 I

n
d

o
o

r 
A

m
e

n
it

y 
S

p
a

ce
 P

la
n

. 
(P

L
A

N
 #

1
2

) 

8.
 

C
ro

s
s
 A

c
c
e

s
s
 &

 F
u

tu
re

 P
a

rk
in

g
 f

o
r 

P
h

a
se

 3
: 

A
n 

e
xi

st
in

g
 c

ro
ss

 a
cc

e
ss

 e
a

se
m

e
n

t 
p

e
rm

it
s 

ve
h

ic
le

 a
cc

e
ss

 b
e

tw
e

e
n

 t
h

e
 s

u
b

je
ct

 s
ite

 &
 f

u
tu

re
 P

h
a

se
 3

 (
L

o
t 

3)
 a

t 
3

2
0

8
 C

a
rs

ca
lle

n
 

R
o

a
d

. 
P

ri
o

r 
to

 D
P

 i
ss

u
a

n
ce

, 
th

is
 e

a
se

m
e

n
t 

w
ill

 b
e 

a
m

e
n

d
e

d
 t

o
 a

cc
u

ra
te

ly
 d

e
sc

ri
b

e
 t

h
e

 p
o

rt
io

n
s 

o
f 

th
e

 s
u

b
je

ct
 s

ite
's

 p
a

rk
in

g
 

st
ru

ct
u

re
 t

h
a

t 
a

re
 s

e
cu

re
d

 f
o

r 
th

e
 u

se
 o

f 
th

e
 o

w
n

e
rs

 o
f 

L
o

t 
3.

 
In

 a
d

d
iti

o
n

, 
p

ri
o

r 
to

 D
P

 i
ss

u
a

n
ce

, 
a 

le
g

a
l 

a
g

re
e

m
e

n
t 

w
ill

 b
e 

re
g

is
te

re
d

 s
e

cu
ri

n
g

 4
7

 p
a

rk
in

g
 s

p
a

ce
s 

on
 t

h
e

 s
u

b
je

ct
 s

ite
 f

o
r 

th
e

 
fu

tu
re

 u
se

 o
f 

P
h

a
se

 3
 (

L
o

t 
3)

 a
t 

3
2

0
8

 C
a

rs
ca

lle
n

 R
o

a
d

. 
T

h
e

 a
ff

e
ct

e
d

 a
re

a
s 

a
re

 s
h

o
w

n
 o

n
 t

h
e

 S
h

a
re

d
 A

cc
e

ss
 &

 P
a

rk
in

g
 P

la
n.

 (
P

L
A

N
 #

3)
 

9.
 

P
a

rk
in

g
 &

 B
ik

e
 S

to
ra

g
e

: 
A

ff
o

rd
a

b
le

 H
o

u
si

n
g

 p
a

rk
in

g
 m

u
st

 b
e 

cl
u

st
e

re
d

 t
o

g
e

th
e

r.
 

T
a

n
d

e
m

 p
a

rk
in

g
 p

e
rm

itt
e

d
 f

o
r 

o
n

ly
 M

a
rk

e
t 

H
o

u
si

n
g

 p
a

rk
in

g
 i

n 
E

X
C

E
S

S
 o

f 
b

yl
a

w
 r

e
q

u
ir

e
m

e
n

t.
 

(4
 p

ro
p

o
se

d
.) 

C
la

ss
 2

 b
ik

e
 s

to
ra

g
e

 l
o

ca
te

d
, 

in
 p

a
rt

, 
in

si
d

e
 p

a
rk

in
g

 s
tr

u
ct

u
re

. 
E

C
D

 H
u

b
 C

la
ss

 2
 b

ik
e

 s
to

ra
g

e
 M

U
S

T
 in

cl
u

d
e

 s
p

a
ce

 f
o

r 
6 

re
g

u
la

r 
b

ik
e

s 
&

 6
 b

ik
e

s 
w

ith
 a

tt
a

ch
e

d
 t

ra
ile

rs
. 

10
. 

E
le

c
tr

ic
 V

e
h

ic
le

 (
E

V
) 

F
a

c
il
it

ie
s
: 

E
V

 c
h

a
rg

in
g

 e
q

u
ip

m
e

n
t 

is
 m

a
rk

e
d

 o
n 

th
e

 f
lo

o
r 

p
la

n
s.

 
F

o
r 

re
si

d
e

n
tia

l 
p

a
rk

in
g

, 
E

V
 e

q
u

ip
m

e
n

t 
sh

a
ll 

be
 D

IS
T

R
IB

U
T

E
D

 s
uc

h 
th

a
t 

o
n

e
 e

n
e

rg
iz

e
d

 o
u

tl
e

t 
is

 p
ro

vi
d

e
d

 f
o

r 
e

a
ch

 4
 p

a
rk

in
g

 
sp

a
ce

s.
 

E
V

 e
q

u
ip

m
e

n
t f

o
r 

C
la

ss
 1

 b
ik

e 
st

o
ra

g
e

 is
 i

d
e

n
tif

ie
d

 o
n 

th
e

 f
lo

o
r 

p
la

n
s

. 
T

h
e

 d
e

ve
lo

p
e

r 
is

 n
o

t 
re

q
u

ir
e

d
 t

o
 e

q
u

ip
 t

h
e

 p
a

rk
in

g
 s

p
a

ce
s 

se
cu

re
d

 f
o

r 
th

e
 f

ut
ur

e 
us

e 
of

 t
h

e
 o

cc
u

p
a

n
ts

 o
f 

P
h

a
se

 3
 (

L
o

t 
3)

 a
t 

8
2

0
8

 
C

a
rs

ca
lle

n
 R

o
a

d
 w

ith
 E

V
 c

h
a

rg
in

g
 e

q
u

ip
m

e
n

t.
 

(N
O

T
E

: 
If 

th
e

 d
e

ve
lo

p
e

r 
u

se
s 

th
o

se
 s

p
a

ce
s 

to
 s

a
tis

fy
 Z

o
n

in
g

 B
yl

a
w

 r
e

q
u

ir
e

m
e

n
ts

 
fo

r 
p

a
rk

in
g

 w
ith

 r
e

sp
e

ct
 t

o
 a

 f
u

tu
re

 L
ot

 3
 D

e
ve

lo
p

m
e

n
t 

P
e

rm
it,

 t
he

n 
th

e
 d

e
si

g
n

a
te

d
 L

ot
 2

 s
p

a
ce

s 
sh

a
ll 

be
 i

n
cl

u
d

e
d

 w
h

e
n

 
ca

lc
u

la
tio

n
 t

h
e

 n
u

m
b

e
r 

o
f 

Lo
t 

3 
p

a
rk

in
g

 s
p

a
ce

s 
re

q
u

ir
in

g
 E

V
 c

h
a

rg
in

g
 e

q
u

ip
m

e
n

t)
. 

11
. 

L
o

a
d

in
g

: 
1 

la
rg

e 
tr

u
ck

 s
p

a
ce

 in
 P

ri
va

te
 R

o
a

d
 S

R
W

 (
sh

a
re

d
 u

se
),

 3
 m

e
d

iu
m

 t
ru

ck
 s

p
a

ce
s 

(s
h

a
re

d
 u

se
) 

&
 1

 s
m

a
ll 

sp
a

ce
 f

o
r 

va
n

s 
co


lo

ca
te

d
 w

ith
 t

h
e

 E
C

D
 H

u
b

 p
u

b
lic

 p
a

rk
in

g
 o

n
 L

e
ve

l 
1 

(e
xc

lu
si

ve
 u

se
 o

f t
h

e
 E

C
D

 H
ub

}.
 

1
2

. 
W

a
st

e
 M

a
n

a
g

e
m

e
n

t:
 

In
d

ic
a

te
d

 o
n

 t
h

e
 p

la
n

s
, i

n
cl

u
d

in
g

 o
ve

r-
h

e
ig

h
t 

sp
a

ce
 f

o
r 

tr
u

ck
 o

p
e

ra
ti

o
n

s 
(i.

e.
 c

le
a

r 
of

 A
L

L
 s

tr
u

ct
u

re
s 

&
 p

ro
je

ct
io

n
s)

. 
F

or
 m

o
re

 i
n

fo
rm

a
tio

n
, 

se
e

 l
it

e 
W

a
st

e
 M

a
n

a
g

e
m

e
n

t 
P

la
n.

 
(P

L
A

N
 #

1
3

) 

13
. 

H
e

a
t 

P
u

m
p

s
: 

T
h

e
 D

P
 d

e
si

g
n

 d
o

e
s 

N
O

T
 a

n
tic

ip
a

te
 h

e
a

t 
p

u
m

p
 e

xe
m

p
tio

n
s.

 

14
. 

C
a

p
st

a
n

 S
ta

ti
o

n
 B

o
n

u
s
: 

P
ri

o
r 

to
 B

u
ild

in
g

 P
e

rm
it 

is
su

a
n

ce
, 

a 
d

e
ve

lo
p

e
r 

ca
sh

 c
o

n
tr

ib
u

tio
n

 t
o

 t
h

e
 C

a
p

st
a

n
 S

ta
tio

n
 R

e
se

rv
e

 i
s 

re
q

u
ir

e
d

 
(a

s 
p

e
r 

Z
o

n
in

g
 B

yl
a

w
 a

m
e

n
it

y 
b

o
n

u
s 

re
q

u
ir

e
m

e
n

ts
).

 

""
0 ro 

w
o

 
Cl
~ 

c:c
:-=

 
..
.J
~ 

...
J>

< 
-
Q

)
 

e,
j 

>(
/) (j

')
 

~
 

z 
(j

')
 

C
/)

 

N
 

<
( 

c 

~ 
C

'f)
 

z 
Il

l 
ct

 
~
 

::::
! 

..
J 

en
 C'

f)
 

:::>
 

w
 

a.
 C

'f)
 

-
' 

(!
) 

N
 

0 
ct

 

<C
 C

'f)
 

..J
 

(
)
 

..J
 

0 
""

0 
I 

>
 

c 
Cf

J 
z 

@
) 

ro 
oi

! 
""

0 
f-

...
.. 

C
/)

 

ro 
a:

 
c..

 

C
l 

0 
ct

 
0::

: 
Il

l 
~
 

z 
c 

0 
(!

) 

-
Q

) 
z 

z 
>

 
0 

>
 

-
ro 

::;;
 

:::
i 

...J
 

(.
) 

I 
w

 
C

/)
 

(
)
 

I.
..

 
..J

 

w
8

 a:
 

(.
) 

ct
 

z 
...J

 c
o 

z 

0 
N

 
ii:

 
C

'f)
 

<C
 C

'f)
 

z 
N

 

z 
w

 
-

C
/) 

Q
.<

( I 0..
.. 

P
R

O
JE

C
T

 D
A

T
A

 

P
L

A
N

 

#
1

a 

~
 "' LC'\ L

C
\ 
~
 

I
"
 

I 
~
 
~
 

a
. 

c::
a 



R
E

S
ID

E
N

T
IA

L
 S

U
M

M
A

R
Y

 (
M

A
R

K
E

T
 &

 A
F

F
O

R
D

A
B

L
E

 H
O

U
S

IN
G

) 

A
F

F
O

R
D

A
B

L
E

 H
O

U
S

IN
G

 S
U

M
M

A
R

Y
 

E
C

D
S

U
M

M
A

R
Y

 
C

O
M

M
E

R
C

IA
L

 S
U

M
M

A
R

Y
 

P
A

R
K

IN
G

 R
E

Q
U

IR
E

M
E

N
T

S
 

4
1

8
 u

ni
ts

 

4
0

6
 u

n
its

 
1.

01
un

it 
4

0
6

 
4

0
6

 +
 4

 t
a

n
d

e
m

 
1.

25
1u

ni
t 

5
0

8
 

0.
21

un
it 

1
2

 u
n

its
 

0.
81

1u
ni

t 
10

 
1

0
 

1.
25

1u
ni

t 
1

5
 

22
 in

si
d

e
 

p
a

rk
a

d
e

, 
in

cl
u

d
in

g
 1

0 
V

ar
ie

s 
79

 
79

 
V

ar
ie

s 
11

 
p

u
b

lic
 &

 1
2 

E
C

D
H

U
B

 
(i

n
cl

. 
6 

w
ith

 

4
1

8
u

n
it

s
 

5
0

%
 X

 0
.1

 
3

8
 

sp
a

ce
 f

o
r 

a
tt

a
ch

e
d

 
tr

a
ile

rs
) 

26
0.

1 
M

2
 G

L
A

 
3.

75
11

00
 m

2
 

le
ss

 1
0

%
 

1
6

 p
u

b
lic

 &
 1

6
 

32
 

1
0

 
1

0
 

12
, 

in
cl

. 
6 

w
l 

st
a

ff
 

tr
a

ile
rs

 

43
 

T
O

T
A

L 
V

ar
ie

s 
49

5 
53

8 
+

 4
 t

a
n

d
e

m
 

V
ar

ie
s 

53
4 

V
ar

ie
s 

9
7

 

E
L

E
C

T
R

IC
 V

E
H

IC
L

E
 P

A
R

K
IN

G
 

E
le

c
tr

ic
 V

e
h

ic
le

 (
E

V
) 

V
e

h
ic

le
 P

a
rk

io
n

g
 I 

2
4

0
 V

 &
 4

0
 A

 
C

la
s
s
 1

 B
ik

e
 S

to
ra

g
e

 I 
1

2
0

 V
 

C
h

a
rg

in
g

 E
q

u
ip

m
e

n
t 

b
y
 

#
o

f 
U

n
it

s
 

#
P

a
rk

in
g

 
E

n
e

rg
iz

e
d

 O
u

tl
e

t 
(2

) 
E

n
e

rg
iz

e
d

 O
u

tl
e

t 
(3

) 
U

s
e

 
S

p
a

c
e

s
 (

1)
 

# 
B

1k
es

 (
1)

 
M

in
. 

R
a

te
 (

2
) 

E
V

#
 

M
1n

. 
R

a
te

 (
3

) 
E

V
 #

 

R
E

S
ID

E
N

T
IA

L 
41

8 
41

6 
2

5
%

 
10

5 
52

3 
10

%
 

53
 

M
a

rk
e

t 
H

o
u

si
n

g
 

4
0

6
 

4
0

6
 

2
5

%
 

1
0

2
 

5
0

8
 

1
0

%
 

51
 

A
ff

o
rd

a
b

le
 H

o
u

si
n

g
 

1
2

 
1

0
 

25
"/

o 
3 

1
5

 
1

0
%

 
2 

O
T

H
E

R
 

N
IA

 
N

IA
 

N
IA

 
N

IA
 

11
 

1
0

%
 

2 

V
is

it
o

rs
 

N
IA

 
N

IA
 

N
IA

 
N

IA
 

N
IA

 
N

IA
 

N
IA

 

C
o

m
m

e
rc

ia
l 

N
IA

 
N

IA
 

N
IA

 
N

IA
 

1 
1

0
%

 
1 

E
C

D
 H

u
b

 
N

IA
 

N
IA

 
N

IA
 

N
IA

 
1

0
 

1
0

%
 

1 

(1
) 

"#
P

a
rk

in
g

 S
p

a
ce

s11
 a

n
d

 !I
# 

B
ik

e
s"

 s
h

a
ll 

b
e

 u
n

d
e

rs
to

o
d

 to
 m

e
a

n
 t

h
e

 m
in

iu
m

 p
a

rk
in

g
 r

e
q

u
ir

e
d

 to
 s

a
tis

fy
 th

e 
Z

o
n

in
g

 B
yl

a
w

 w
ith

 r
e

sp
e

ct
 to

 t
he

 s
u

b
je

ct
 

D
e

ve
lo

p
m

e
n

t P
er

m
it,

 E
X

C
L

U
D

IN
G

 t
an

de
m

 p
a

rk
in

g
 s

p
a

ce
s 

p
ro

vi
d

e
d

 a
t t

he
 d

e
ve

lo
p

e
r's

 d
is

cr
et

io
n 

to
r 

th
e 

so
le

 u
se

 o
f t

he
 o

cc
u

p
a

n
ts

 o
f M

a
rk

e
t U

ni
ts

. 

(2
) 

F
o

r 
1 'V

eh
ic

le
 P

ar
ki

ng
":

 

-
11
E

n
e

rg
iz

e
d

 O
u

tle
t"

 m
e

a
n

s 
an

 o
p

e
ra

tio
n

a
l 2

4
0

 V
I 4

0
 A

 c
ir

cu
it 

a
n

d
 a

ll 
re

la
te

d 
in

fr
as

tu
rc

tu
re

 r
e

q
u

ir
e

d
 fo

r 
th

e 
ch

ar
gi

ng
 o

f a
n

 e
le

ct
ri

c 
ve

hi
cl

e,
 i

nc
lu

di
ng

 a
ll 

e
le

ct
ri

ca
l e

q
u

ip
m

e
n

t (
in

cl
ud

in
g 

m
et

er
in

g)
, 

ca
b

lin
g

 a
n

d
 a

ss
o

ci
a

te
d

 ra
ce

w
ay

s,
 a

n
d

 c
on

ne
ct

io
ns

, 
w

ith
 t

he
 e

xc
e

p
tio

n
 o

f e
le

ct
ri

c 
ve

hi
cl

e 
su

p
p

y 
eq

ui
pm

en
t.

 

~ 
"M

in
. 

R
a

te
" 

fo
r 

th
e 

p
ro

vi
si

o
n

 o
f "

E
ne

rg
iz

ed
 O

ut
fe

ts
11

 sh
a

ll 
be

 u
n

d
e

rs
to

o
d

 to
 m

ea
n 

th
a

t 
(i)

 o
ne

 "
E

ne
rg

iz
ed

 O
u

tle
t"

 s
h

a
ll 

be
 p

ro
vi

d
e

d
 fo

r 
ea

ch
 f

o
u

r p
a

rk
in

g
 

sp
ac

es
, 

or
 p

o
rt

io
n

 t
he

re
of

; 
a

n
d

 (i
i) 

ea
ch

 r
e

q
u

ir
e

d
 ''

E
ne

rg
iz

ed
 O

ut
le

t"
 s

h
a

ll 
be

 lo
ca

te
d

 to
 f

ac
ili

ta
te

 i
ts

 p
o

te
n

tia
l s

h
a

re
d

 u
se

 b
y
 a

 m
a

xi
m

u
m

 o
f f

o
u

r p
a

rk
in

g
 s

pa
ce

s.
 

(3
) 

F
o

r 
C

la
ss

 1
 B

ik
e 

S
to

ra
ge

: 

~ 
"E

n
e

rg
iz

e
d

 O
ut

le
t"

 m
e

a
n

s 
an

 o
p

e
ra

tio
n

a
l 1

20
 V

 d
u

p
le

x 
o

u
tle

t f
o

r 
th

e 
ch

a
rg

in
g

 o
f a

n
 e

le
ct

ri
c 

bi
cy

cl
e 

a
n

d
 a

ll 
th

e 
w

iri
ng

, 
e

le
ct

ri
ca

l e
qu

ip
m

en
t,

 a
n

d
 re

la
te

d 
fe

at
ur

es
 n

e
ce

ss
a

ry
 to

 s
u

p
p

ly
 th

e 
re

qu
ir

ed
 e

le
ct

ri
ci

ty
 fo

r 
th

e 
op

er
at

io
n 

o
f s

uc
h 

an
 o

ut
le

t. 

-
"M

in
. 

R
a

te
" 

fo
r 

th
e 

p
ro

vi
si

o
n

 o
f "

E
ne

rg
iz

ed
 E

q
u

ip
m

e
n

t"
 s

h
a

ll 
be

 u
n

d
e

rs
to

o
d

 to
 m

e
a

n
 th

at
, 

on
 a

 b
ik

e 
st

or
ag

e 
ro

om
-b

y-
bi

ke
 s

to
ra

g
e

 r
oo

m
 b

as
is

, 
(i)

 o
ne

 
"E

n
e

rg
iz

e
d

 E
q

u
ip

[m
e

n
t"

 s
h

a
ll 

be
 p

ro
vi

d
e

d
 fo

r 
ea

ch
 1

0
 b

ik
es

, 
o

r p
o

rt
io

n
 th

er
eo

f, 
a

cc
o

m
m

o
d

a
te

d
 in

 t
he

 b
ik

e 
ro

om
; a

n
d

 (i
i) 

th
e 

re
q

u
ir

e
d

 "
E

ne
rg

iz
ed

 E
q

u
ip

m
e

n
t"

 
sh

a
ll 

be
 lo

ca
te

d
 to

 f
ac

ili
ta

te
 it

s 
sh

a
re

d
 u

se
 b

y
 m

ul
tip

le
 u

se
rs

 o
f t

he
 b

ik
e 

st
or

ag
e 

ro
om

. 

"'
0 ro 

w
o

 
~
~
 

<(
:<:

::::
: 

..
J~

 
..J

><
 

-
Q

)
 

>U
) 

(
j)

 

z 
(
j)

 
C\

1 

~ 
("

')
 

~
 

(/
) 

("
')

 

a..
 ("

')
 

C\
1 

<
( 

("
')

 

(.
) 

"'
0 c 

@
) 

ro "'
0 ro 

~
 

0 0::
: 

z 
c 

-
Q

) 

>
 -

ro 
..J

 (.
) rn
 

!..
...

 

w
J 

..J
 c

o 
(.

) 
C\

1 
("

')
 

<
( 

("
')

 

z 
N

 

z 
w

 

a.
.~

 
I 0..

.. 

<..
) z rn
 

<I
: 

c z 
Cl

l 
<

( 
::;;

: 
...

1 -
::J

 
w

 
_

J
 

<!J
 

0 
<

( 
...

1 
(
)
 

...
1 

I 
>

 
(f

) 
z 

f-
0
~
 

-r
n

 
a:

 
D

.. 
<

( 
Cl

l 
(.

) 
._

. 
ci

 
<!J

 
z 

z 
0 

>
 

::;;:
 

::::
i 

I 
w

 
(
)
 

...
1 

a:
 

(.
) 

<
( z z ii:
 

.-.
 

.....
... 

c::
::>

 
c:

--.
1 

.c
:J

I 

N
 

P
R

O
JE

C
T

 D
A

T
A

 
-
"
 

PL
A

N
 

#
1

b
 

:=
> 

-
,
 



S
 R

E
Q

U
E

S
T

E
D

 
V

A
R

IA
N

C
E

 V
iS

IO
n

S
 0

 
. 

f 
R

ic
hm

on
d 

Va
ry

_ 
th

es
pr

~w
 ss

oo
 to

: 

Z
on

m
g 

Y
 

k 
by

 0
.3

 m
 

R
ed

uc
e 

th
e 

ro
 

R
oa

d 
cu

i-d
e-

s 
ad

 s
et

ba
c 

ac
 

A
. 

at
 t

he
 C

ar
sc

al
le

n 
. 

d 
P

riv
at

e 
R

oa
d'

 
an

 
. 

to
 

d 
ba

lc
on

ie
s 

B
 

A
llo

w
 u
ne
nc
l~
~~
eq
ui
re
d 

ro
ad

 
. 

pr
oj

ec
t 

m
to

 t
 

to
 2

.0
 m

; a
nd

 
se

tb
ac

k 
by

 u
p 

al
 f

ea
tu

re
s 

to
 

A
llo

w
 a~

ch
it
e~
~u
;e
qu
ir
ed
 ro

ad
 

C
. 

proj
ectk

l~yo
 ~p 

to
 2

.4
 m

. 
se

tb
ac

 

I 

c <
( 0 a:
 z w
 

...
J 

...
J 

<
( 

(.
) 

(/
) a:
 

<
( 

(.
) 

0 

EX
~S

J6
~~

~+
RE

 

·-
,
 --

I I I 

~:
;
;
:
-

',
, ' 

E
X

IS
T

IN
G

 
' 

H
Y

D
A

O
JB

 
'
'
 

LE
V

EL
15

 

LE
V

EL
 8

 

' \ 
\ 

\ \ I I I I I I 

T
E

 R
O

A
D

 
p 

R
 I v

 A
O

F 
SA

 1
6·

73
17

09
 

S
U

B
JE

C
T

 

B
U

IL
D

IN
G

 G
 

LE
V

EL
16

 LE
V

EL
10

 

B
U

IL
D

IN
G

 F
 

LE
V

EL
16

 

C
O

N
T

E
X

T
 P

LA
N

 
S

IT
E

 

0 

E
X

IS
T

IN
G

 F
IR

E
 

H
Y

D
R

A
N

T
 

lw
 

I~
 

I>
 

>- lff
i 

I~
 

Ia
. 

I I I I I I I I I I I I I I I 
, 

I 
__ i

 -
, 

I 

f\ 
I 

C
A

N
O

P
Y

 
--~

 --
1 '
-
-

I P
R

O
JE

C
T

IO
N

 

; 
I 

; 
I 

; 
I 

·-
· 

I I I I I I I I 

c <
( 0 a:
 

:I
: 

1
- 2 (/
) 

X
 

w
 

(/
) 

S
IT

E
 P

L
A

N
 

D
...

 
c 



I 

I 
I I 

/ 
I 

/ 

I 
TO

~R
OM

 

---
--J

,--
---

---
--~
~
=
&
r
~
~
~
~
~
~
~P

HAFSE
3~
~
 

',
 

llii
= 

' '
 ' 

' ' 
\ 

\ 
\ 

\ 

" 
/ 

'~
I 

/ 
/ 

___
 _,_

 
/ 

~
~"

' 

\ \ \ I I I I I I I I I 

~
 

~ 
<:

>~
~ /

 ...
... -

--
--

--
~
v
/
 

~
/
 

/ 
/ 

/ 

/ 

t11
11
fi

l~l
~~
~~
~
~
~
~
~
~
~
~
~
'
 

B
U

IL
D

IN
G

 
F

 

LE
V

E
L 

P1
 

0 
10

' 
20

' 
40

' 

H
A

Z
E

L
B

R
ID

G
E

 W
A

Y
 

LE
V

E
L 

1 

0 
10

' 
20

' 
40

' 

c 
6 

Q
) 

z 0 ::;;
 

N
 w
 

c:
:~

 
I 0..

.. 

u z en
 

c z <
( 

..
J w
 

CJ
 

<
( 

..
J 

..
J >
 

z 
0
~
 

-e
n

 
c..

 
<

( ~
 

CJ
 

z >
 

:::
i 

w
 

..
J 

(.
) 

<
( z z ii:
 

S
H

A
R

E
D

 
A

C
C

E
S

S
 &

 
P

A
R

K
IN

G
 P

LA
N

 

P
LA

N
 

#3
 

a.
 

c 



~
~
-
-
-
-
-
+
-
-
-
-
~
1
-
-

! 
~ 

T
O

T
A

L
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

 

D
E

S
IG

N
A

TI
O

N
 

Zo
ne

 N
am

e 

E
.C

.D
. 

H
C

 

E
.C

.D
. 

S
TA

N
D

A
R

D
 

6
.1

 
6

.1
 

6
.1

 
E

.G
. D

. S
T

A
F

F
 

S
T

A
F

F
 

E
.C

.D
. 

dr
op

-o
ff

 
H

C
 

E
.C

.D
. 

dr
op

-o
ff 

S
T

A
N

D
A

R
D

 

R
E

S
. T

A
N

D
E

M
 

TA
N

D
E

M
 

R
E

S
ID

E
N

T
IA

L 
H

C
 

R
E

S
ID

E
N

T
IA

L 
S

M
A

ll
 

----,
1/1/ / 

R
E

S
ID

E
N

TI
A

L 
S

TA
N

D
A

R
D

 

R
E

TA
IL

 
S

TA
N

D
A

R
D

 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
M

A
LL

 

V
IS

IT
O

R
 

S
T

A
N

D
A

R
D

 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
: 

P
2 

D
E

S
IG

N
A

T
IO

N
 

Z
on

e 
N

a
m

e
 

R
E

S
. 

T
A

N
D

E
M

 
TA

N
D

E
M

 

R
E

S
ID

E
N

T
IA

L 
H

C
 

R
E

S
ID

E
N

T
IA

L 
S

M
A

LL
 

R
E

S
ID

E
N

T
IA

L 
S

T
A

N
D

A
R

D
 

B
IK

E
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

: 
P

2 

D
E

S
IG

N
A

T
IO

N
 

Q
T

Y
 

H
O

R
IZ

O
N

T
A

L 
17

7 

V
E

R
TI

C
A

L 
58

 

23
5 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
 P

2 

0 
10

' 
20

' 
40

' 

Q
T

Y
 

1
4

 

1
5

 

92
 

31
8 

33
 

50
2 

Q
T

Y
 

33
 

16
6 

2
0

6
 

" z -
c 

0 

>
 

_
r
o

 
..J

 
~ 

~ 

Q
) 

z 0 ::;;
 

,_
 

w
 8

 a: 
..J

c:
o 

0
~
 

<
(M

 
z z 

N
 w
 

-
(j

) 
D

.<
t: I a..

 

u z en
 

c z <
( 

...
J w
 

(!
) 

<
( 

...
J 

...
J >
 

z 
0
~
 

-e
n

 
ll

. 
<

( ~
 

(!
) z >
 

::::
i 

w
 

...
J 

(.
) 

<
( z z a: 

LE
V

E
L 

P
2 

P
L

A
N

 

#4
a 

~
 

..
.0

 
L

C
\ 

L
C

\ '"""
 

f'
..

.,
 

I 
~
 
~
 

a.
. 

C
J 



--
' 

' 

f 
T

O
T

A
L 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
 

D
E

S
IG

N
AT

IO
N

 
Z

on
e 

N
am

e 
Q

T
Y

 

E
.C

.O
. 

H
C

 

E
.C

.O
. 

S
T

A
N

D
A

R
D

 
14

 
I I 

E
.C

.O
. S

TA
FF

 
S

TA
FF

 

E
.C

.O
. d

ro
p-

o
H

 
H

C
 

E
.C

.O
. d

ro
p-

oH
 

S
TA

N
D

A
R

D
 

15
 

R
E

S
. T

A
N

D
E

M
 

T
A

N
D

E
M

 

R
E

S
ID

E
N

T
IA

L 
S

M
A

L
l 

92
 

R
E

S
ID

E
N

T
IA

L 
S

TA
N

D
A

R
D

 
31

8 

R
E

TA
IL

 
S

TA
N

D
A

R
D

 

R
E

S
ID

E
N

TI
A

L 
H

C
 

n I 
-----,

YI/ 
VI

S
IT

O
R

 
H

C
 

V
IS

IT
O

R
 

S
M

A
LL

 

V
IS

IT
O

R
 

S
TA

N
D

A
R

D
 

33
 

I 
50

2 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
: 

P1
 

D
E

S
IG

N
AT

IO
N

 
Zo

ne
 N

am
e 

E
.C

.O
. 

H
C

 

E
.C

.O
. 

S
T

A
N

D
A

R
D

 

R
E

S
. T

A
N

D
E

M
 

T
AN

D
E

M
 

R
E

S
ID

E
N

TI
A

L 
H

C
 

R
E

S
ID

E
N

T
IA

L 
S

M
A

LL
 

R
E

S
ID

E
N

T
IA

L 
S

TA
N

D
A

R
D

 

R
E

TA
IL

 
S

TA
N

D
A

R
D

 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
M

A
LL

 

V
IS

IT
O

R
 

S
TA

N
D

A
R

D
 

B
IK

E
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

: 
P1

 

D
E

S
IG

N
A

T
IO

N
 

Q
T

Y
 

H
O

R
IZ

O
N

TA
L 

18
9 

V
E

R
T

IC
A

L 
77

 

0 
26

6 

'~
 

A
 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
 P

1 

40
' 

Q
T

Y
 

14
 

28
 

72
 

15
4 

"'
0

 
co

 
w

o
 

Cl
~ 

:3
~ 

..
.J

X
 

-
(
]
)
 

>(
/) (j

) 

z 
~
 ~

 

~
~
 ~ 

en
 

c.
 

<C
 

(
.)

 
"'

0
 

I 
c 

(/) 
~
\
 

co
 

~
 

"'
0

 
f-

ro
 

o:
 

0 
ro

 
C

l 
0::

: 
z 

c 
c:i

 
-

(])
 

z 

>
 c

o~
 

- ...J 
(
..

)
I
 

C
/)

 
()

 
1

-
-

co 
0

: 

W
o

 
...

Jc
o 

(
.
)
~
 

<
(M

 
z z 

N
 w
 

c:
:~

 
I a_

 

L
E

V
E

L
 P

1 

P
LA

N
 

#
4

b
 

a
. 

t:
:l 



~
 

H
A

Z
E

L
B

R
ID

G
E

 W
A

Y
 

.J
 

L
E

V
E

L
 1

 

0 
10

' 
20

' 
40

' 

c <
( 0 a:
 

FI
A~

~~
UDR
A~

NT
@
 I I' 

F
U

T
U

R
E

_ 
'HI

 
F

IR
E

 HY
DRA

NT~
 I 

T
O

T
A

L
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

 

D
E

S
IG

N
A

T
IO

N
 

Z
on

e 
N

am
e 

Q
T

Y
 

E
.C

.D
. 

H
C

 

E
.C

.D
. 

S
T

A
N

D
A

R
D

 
1

4
 

E
.C

.D
. S

TA
FF

 
S

T
A

F
F

 

E
.C

.D
. d

ro
p-

ot
t 

H
C

 

E
.C

.D
.d

ro
p

-o
ff

 
S

T
A

N
D

A
R

D
 

15
 

R
E

S
. 

T
A

N
D

E
M

 
T

A
N

D
E

M
 

R
E

S
ID

E
N

T
IA

L 
H

C
 

R
E

S
ID

E
N

T
IA

L
 

S
M

A
L

L
 

92
 

R
E
S

ID
E
N
T
~
L
 

S
]"

A
N

D
A

R
D

 
31

8 

R
E

T
A

IL
 

S
T

A
N

D
A

R
D

 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
M

A
L

L
 

V
IS

IT
O

R
 

S
T

A
N

D
A

R
D

 
33

 

50
2 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
: 

L 
1 

D
E

S
IG

N
A

T
IO

N
 

Zo
ne

 N
am

e 

E
.C

.D
. 

S
T

A
F

F
 

S
T

A
F

F
 

E
.C

.D
.d

ro
p

-o
ff

 
H

C
 

E
.C

.D
.d

ro
p

·o
ff

 
S

T
A

N
D

A
R

D
 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
T

A
N

D
A

R
D

 

B
IK

E
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

: 
L1

 

D
E

S
IG

N
A

T
IO

N
 

Q
T

Y
 

E
C

D
 B

IK
E

 P
A

R
K

IN
G

 
H

O
R

IZ
O

N
T

A
L 

E
C

D
 B

IK
E

 P
A

R
K

IN
G

 
V

E
R

T
IC

A
L

 

1
2

 

Q
T

Y
 

15
 

12
 

31
 

"'
0 ro 

w
o

 
C)
~ 

c:c
;t::

: 
.J
~ 

.J
>

<
 

-
Q

)
 

<.
) 

>(
f.)

 
(
j)

 
z 

z 
(
j)

 
(/

) 

N
 

~
 

c 

~ 
("

')
 

z 
Cl

l 
<

( 
oes

 :
:;;;

 
...J

 

en
 ("

')
 

=>
 

w
 

c.
 ("

')
 

_
J
 

" 
N

 
0 

<
( 

c:c
 ("

')
 

...
J 

u 
...J

 

0 
"'

0 
I 

>
 

c 
(J

) 
z 

@
) 

ro 
(S

j:!:
 

"'
0 

I-
-
(
/
)
 

ro 
a:

 
ll

. 

C
) 

0 
<

( 

0::
: 

Cl
l 

~
 

z 
c 

0 
" 

-
Q

) 
z 

z 
>

 
0 

>
 

-
ro

 
::;;;

 
:J

 
.J

 0 
I 

w
 

en
 

u 
!..

...
 

...J
 

w
8

 a:
 

(.
) 

<
( z 

.J
 c

o 
z 

0 
N

 
0:

 
("

')
 

c:c
 ("

')
 

z 
N

 

z 
w

 
c.
~ I 0..

.. 

C
O

P
Y

R
IG

H
T

 R
E

S
E

R
V

E
D

. 
T

rt
iS

 
D

R
AW

IN
G

 
IS

 
A

N
D

 
R

E
M

A
.IN

S
AT

A
L

L
n

M
E

S
.T

H
E

E
X

C
L

U
S

IV
E

P
R

O
P

E
A

T
Y

 
O

F 
TH

E
 

A
R

C
H

JT
E

C
T 

A
N

D
 

C
A

N
N

O
T

 
B

E
 

U
S

E
D

 
M

O
D

IF
IE

D
 

O
R

 
C

o
P

IE
D

 
W

ll
li
O

U
T

 n
1

E
 E

X
P

R
E

S
S

E
D

 
W

R
IT

IE
N

C
O

N
S

E
N

T
O

F
'T

l-
1E

A
A

C
H

IT
E

C
T.

 

L
E

V
E

L
 1

 

PL
A

N
 

#
4

c 

~
 

~
 

l.C
\ 

'-"
' 

r<
"\

 
f'

.,
. 

I "' ~ a
. 

Q
 



/
/
 

I 

I 

I 
I I 

/ 

1/
 

/ 
/ 

/ 

' '
 ' 

~·
.. -

~·-L
~,---

---__
_____

_____
 -~L

-___
__

__
 .c~

--__
___

___
___

__ 
[ 

_ ~-' 
: 

-
\ 

' 
I 

' 
I 

'
, 

I 

' 
~
 

,
~
~
~
~
~
·
 ~
·
·
~
·
 

I 

\ 
~ 

I 
\ 

~ 
I 

\ 
~ 

.~~
~ .. ~ .. -

~-
~__:j,_

: 
I 

•I
 

I 
I 

\ 
li 

I 
j 

' ' I I 

--
=
--

=-
--
=
~

--
~ 

/ 

--
--

--
--

--
---

--
--

--
-_

/ 

o
=
=
"
'
-
¢
-
c
~

~
-
-

·-
-

IL
D

IN
G

 
F

 

L
E

V
E

L
 2

 

40
' 

/ 
/ 

J//
/ / 

/ 

T
O

T
A

L
 P

A
R

K
IN

G
 P

R
O

V
ID

E
D

 

D
E

S
IG

N
A

T
IO

N
 

Z
o

n
e

 N
a

m
e

 

E
.C

.D
. 

H
C

 

E
.C

.D
. 

S
T

A
N

D
A

R
D

 

E
.C

.O
. S

TA
F

F
 

S
TA

F
F

 

E
.C

.D
.d

ro
p"

O
ff 

H
C

 

E
.C

.O
.d

ro
p

-o
ff

 
S

T
A

N
D

A
R

D
 

R
E

S
. 

T
A

N
D

E
M

 
TA

N
D

E
M

 

R
E

S
ID

E
N

T
IA

L 
H

C
 

R
E

S
ID

E
N

T
IA

L 
S

M
A

L
L

 

R
E

S
ID

E
N

T
IA

L 
S

T
A

N
D

A
R

D
 

R
E

TA
IL

 
S

T
A

N
D

A
R

D
 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
M

A
LL

 

V
IS

IT
O

R
 

S
T

A
N

D
A

R
D

 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
: 

L
2

 

D
E

S
IG

N
A

T
IO

N
 

Z
o

n
e

 N
a

m
e

 

R
E

S
ID

E
N

T
IA

L 
S

M
A

L
L

 

R
E

S
ID

E
N

T
IA

L 
S

T
A

N
D

A
R

D
 

B
ik

e
 P

a
rk

in
g

 P
ro

vi
d

e
d

 a
t 

L2
 

H
O

R
IZ

O
N

T
A

L 
28

 

V
E

R
T

IC
A

L
 

33
 

Q
T

Y
 

1
4

 

15
 

92
 

31
8 

33
 

50
2 

Q
T

Y
 

12
 

33
 

4
5

 

-o
 

ro 
w

 0 0::
: 

~
 .

.c
 

<C
 :=:

: E
 

.J
 e

n 
.J

 X
 

-
Q

) 
c.)

 
>(

/) 
z 

(
j)

 

z 
(
j)

 
en

 
N

 
<

( 
c 

~ 
('

f)
 

z 
ro

 
<

( 

~
 

...
J 

:2
 

en
 ('f

) 
:::

l 
w

 
a..

 ('
f)

 
_

J
 

(!
) 

<
( 

N
 

0 

<C
 ('

f)
 

...
J 

0 
...

J >
 

(.
) 

-o
 

I 
c 

z 
(j

) 

ro 
....

. 
<

( 

@
) 

-o
 

f-
0

1
-

-e
n

 
ro 

a..
 

0 
a:

 
<

( 

~
 0

::: 
ro

 
~
 

z 
c 

6 
(!

) 

-
Q

) 
z 

z 
>

 
0 

>
 

-
ro 

:2
 

::i
 

.J
 (.

) 
I 

w
 

en
 

0 
I.

..
. 

...
J 

ro 
a:

 
(.

) 

w
 ()

 
<

( z 
.J

 c
o 

z 
(.

) 
N

 
a..

 
('

f)
 

<C
 ('

f)
 

z 
N

 

z 
w

 

a..
 C

f)
 

<
( 

I a_
 

L
E

V
E

L
 2

 

PL
A

N
 

#
4

d
 

-;
::

:j 

·..
.0

 
L

r\
 

l!
'\

 
1'

("
\ 

£
".

- I "'
 

~
 

c.
. 



/ 
/ 

D
 I I 

\ 
ol

 
e~

ft
>w

ll 
<=

R
E

j;E
R

 T
t~

 
/
L
E
V
E
L
~
 

/ 
\ 

=
 

I 
I 

I 

\ 

I 

-1
--

--
-7

--
_

_
 [~
 

B
U

IL
D

IN
G

 
G

 
-
~
-

B
U

IL
D

IN
G

 
F

 

LE
V

E
L 

3 

0 
10

' 
20

' 
40

' 

T
O

T
A

L 
P

A
R

K
IN

G
 P

R
O

V
ID

E
D

 

D
E

S
IG

N
A

T
IO

N
 

Z
on

e 
N

am
e 

Q
T

Y
 

E
.C

.D
. 

H
C

 

E
.C

.O
. 

S
TA

N
D

A
R

D
 

14
 

E
.C

.D
. 

S
T

A
F

F
 

S
TA

F
F

 

E
.C

.D
. d

ro
p-

oN
 

H
C

 

E
.C

.D
. d

ro
p-

oH
 

S
TA

N
D

A
R

D
 

15
 

R
E

S
. T

A
N

D
E

M
 

T
AN

D
E

M
 

R
E

S
ID

E
N

TI
A

L 
H

C
 

R
E

S
ID

E
N

T
IA

L 
S

M
A

LL
 

92
 

R
E

S
ID

E
N

TI
A

L 
S

TA
N

D
A

R
D

 
31

8 

R
E

TA
IL

 
S

TA
N

D
A

R
D

 

V
IS

IT
O

R
 

H
C

 

V
IS

IT
O

R
 

S
M

A
LL

 

V
IS

IT
O

R
 

S
TA

N
D

A
R

D
 

33
 

50
2 

P
A

R
K

IN
G

 P
R

O
V

ID
E

D
: 

L3
 

D
E

S
IG

N
A

T
IO

N
 

Zo
ne

 N
am

e 

R
E

S
ID

E
N

T
IA

L 
S

M
A

U
 

R
E

S
ID

E
N

T
IA

L 
S

TA
N

D
A

R
D

 

Q
T

Y
 

19
 

66
 

c.)
 

z CJ
) c z <
( 

..J
 w
 

(!
) 

<
( 

..J
 

..J
 >
 

z 
0
~
 

.,_
C

J)
 

LE
V

E
L 

3 

fl
. 

<
( ~
 

(!
) z >
 

::::i
 

w
 

..J
 

(J
 

<
( z z a: 

PL
A

N
 

#
4

e
 

0
..

 
c 



--
Y-
-
-
-
~
- B

U
IL

D
IN

G
 

G
 

1-

I 
_[
- I 

-
1-

: 
~--

[' 
--
-
~
 

o
m~
~;

1i
A1

6~
i-+

--.
---

0 

-B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
4 

0 
10

' 
20

' 
40

' 

" z c
 

0 
-

Q
) 

z 
>

 
0 

-
ro

 
::;; 

...J
 
~ 

~ 
1.

...
 

w
 (3

 a
: 

...
Jr

o 
0
~
 

<
(M

 
Z

N
 

Z
w

 
(/

) 
D.

.<C
 

I a_
 

<..
) z en
 

c z <t
 

..J
 --w (!

) <t
 

..J
 

..J
 >
 

z 
0
~
 

-e
n

 
fl

. <t
 
~
 

(!
) z >
 

::::
i w
 

..J
 

(.
J <t
 z z ii:
 

C
O

P
Y

R
IG

H
T

 R
E

S
E

R
V

E
D

. 
T

H
IS

 
O

R
A

W
I'I

G
 

IS
 A

N
D

 
R
E
~

"-
IN
S
A
T
A
L
L
 T

1M
E

S
,T

H
E

E
X

C
LU

S
IV

E
P

R
O

P
E

R
T

Y
 

ab
oT
il
~o
 "'

S~
Hd
~T
Jo
 ~
~8
~~
~1
 M

PA
~~

~~
~~

 
W

fi
iT

IE
N

C
O

N
S

E
N

T
O

F
T

H
E

A
R

C
H

IT
E

C
T.

 

L
E

V
E

L
 4

 

P
LA

N
 

#
4

f 

c.
. 

Q
 



S
E

TB
A

K
I 

~
-

-

I 
I 

I 
I 

10
 

/ 
0 

I I 10
~
 

0 

8
:=: __ =::=t

===
==

=::!~b~! 0 

I 

-
Y-

_
_

 [
-
-
-
'-

-
-
-
-
-

B
U

IL
D

IN
G

 
G

 
-

1
-

' I I 
[_

 ~
' ~
 

' I ' I 
--

--
--

--
~-

--
--

--
--

--
s
~
l
t
"
 ln•

••
l'i

\1
'1

1"
""

: 

-~
--
[' -

---
e 

-t-
--

--
0 

I ' I 

B
U

IL
D

IN
G

 
F

 

LE
V

E
L 

5 

0 
10

' 
20

' 
40

' 

"'
0 

-:::
r-

ro
 

~
 

w
o

 

"~
 

LC
'\ 

<(
:<

=:
:: 

_.
E

 
LC

'\ 
--

~~
 

~
 

-
a
>

 
>(

/) 
<..

) 
f'.

..
 

(
j)

 
z 

z 
R1

..: 
en

 
I 

c 
<

 ("")
 -

z 
~
 

~
 o

<:S
 
~ 

<C
 

..
J 

en
 (""

) ~
 

.-.
.. 
~
 

w
 

a.
 ("

") 
_

J
 

~
 

<
( 

N
 

o 
<C

 
M

u
 

..
J 

..
J 

c.
. 

o
"
'O

I
 

>
 

C
 

en
 

Z
 

@
) 

ro
-

~<
C 

C
l 

"'
0 

f-
.E

 1
-' 

ro
 

-
~
 

G
o

a
: 

c:c
 

0:
: 

tl
l 

(.
) 

Z
c
o

 
(;'

 
-

Q
) 

z 
z 

>
 =

 0 
>

 
-

ro
:::

;; 
:::

i 
_

.
 

(.)
 

I 
w

 
en

 
u 

.....
.. 

-
..

J 

w
 8

 a: 
(.

) <C
 

..
lo

o
 

z z 
O

N
 

ii:
 

<r
:~

 
Z

c'
.i

 
Z

w
 

-
(/

) 
Q

.<
( I a_

 

LE
V

E
L 

5 



I 

--Y
---

-
Y-

_
_ [
~
 

' I ' I ' I ' I I I 
B

U
IL

D
IN

G
 

G
 

'
-

1
-

I ' 

/ 
"'

 
I 

Ed
 

/ 

' 

I 
I 

~
+-

--
--

-
I 

I 

~ 
+

 ---
-t::":"

:T-
-ttt

:!-
--m

rw
--.

.J.
...t

---
-

-1
--

_e
 ~-,.

..,....
._ ........ ~

 !Hi
i~.,

....
.-Y-

~--
[' -

--
~ 

·
-,

 
I 

+
--

0 
I 

, 
I 

I 
I 

~
~
~
~
~
 

I I I I ~
-~--

---
---~

-r
~
~
~
~
~
~
~

-~,.,...
.,..,P 

BU
IL

DI
~G

 F
 _
_

 __
/ 

L
E

V
E

L
 6

 

0 
10

' 
20

' 
40

' 

"'
0 co
 

w
o

 
CJ
~ 

<
t
~
 

..
.J

E
 

..
.J
~ 

-
a
>

 
>(

/.)
 

c.)
 

en
 

z 

Z
~
-
o
:
 

en
 c 

<
(
'
I
)
-

z 
~
~
 ~

 
c:t

 
-1

 

en
 ('I)

-=
:>

 
..-

. 
w

 
a.

 ('
I
)
-
-
' 

(!J
 

c:t
 

('
I)

 
u 

-1
 

-1
 

<
(N

o
 

o-
o:

r: 
>

 
c 

U
J 

z 
@

) 
co 

-
'-

<
I:

 
"'

0 
I-

.2
 1

-' 
co

 
-

~
 

CJ
 0

 
a:

 
c:t

 
0::

: 
CD

 
U

 

Z
c
o

 
(;'

 
-

Q
) 

z 
z 

>
=

 0 
>

 
-c

o
::

;:
 

::::
i 

...J
 

U
 

I 
en

 
u 

w
 

I.
..

. 
-

-1
 

w
 <3

 a
: 

u c:t
 

...
Jo

o 
z z 

O
N

 
a: 

<t
~ 

Z
"-

i 
Z

w
 

-
(/

.)
 

Q
.<

( I 0..
.. 

L
E

V
E

L
 6

 

P
LA

N
 

#4
h

 

~
 

~
 

L
r'

\ 
L

!"
\ 

i'
4

l 
f'

.,
. 

I 
...

.0
 
~
 

c.
. 



/ 
/ 

/ 

/ 
I 

I vr-:-
---


~
-
~-

--
-

I 
+
-
~
-
-
~
~
 

r··1
 

I I I I I 

\ 

I 

-1-
----

-
-y

-
-
-

_[
~__l

______
__j 

B
U

IL
D

IN
G

 
G

 
1-

l
_---

----
-~ -~~

~~,..
!'!~~

~~~~
~~~~

~~~B
~U~I

L?1D
~IN)G..

.....4F~~.v-
-----' 

LE
V

E
L 

7 

0 
10

' 
20

' 
40

' 

"'
0 ro
 

w
o

 

"~
 

<C
;t::

: 
..

J~
 

..
J>

<
 

-
Q

)
 

<..
) 

>(
/) (

j)
 

z 
z 

(
j)

 
(/

) 
N

 
<

( 
c 

~ 
M

-
z 

a:
l 

<
( 

~
 

::;;
 

...
J 

en
 M

 
:J

 
w

 
a..

 M
 

-'
 

(!
) 

N
o

 
<

( 

<C
 M

 
...

J 
u 

...
J 

0 
"
'O

I
 

>
 

c 
C

J)
 

z 
@

) 
ro

 
-

....
. 

<
( 

0
1

-
-o

t-
""

"(
J
) 

ro
 

a:
 

c.
 

" 0 
<

( 
0::

: 
[I

J
 
~
 

z 
c 

0 
(!

) 

-
Q

) 
z 

z 
>

 
0 

>
 

-
ro

 
::;;

 
::J

 
..

J 
0 

I 
w

 
(/

) 
u 

I.
..

 
-

...
J 

ro
 

a:
 

(.
) 

w
u

 
<

( z 
..

J 
0

0
 

z 
0 

N
 

a: 
M

 

<C
 M

 

z 
N

 
z 

w
 

a.
.~

 
I a..

 

LE
V

E
L 

7 P
LA

N
 

#4
i 

~
 

..
.0

 
LC

'\ 
L

n
 

~
 

['
..

.,
 

I "'
 

~
~ 

Q
_

 

1:
1 



-
-
-

-
~
 

/ 

/ 

I ~~
===

=· 
n I I I I I 

I 

-1-
---

-
Y-

_
_

 [~
 

~
-
-

B
U

IL
D

IN
G

 
G

 
1-

I ~ 
-

,


~.J-
----

--4-
-.j 

-~
--

[
'
 -

-
-
~
 

-
--

-
-
-
-
-

--tt
.~·"'

f'lh
n6r

l..
l!!

~ 
~
~
~
~
 -f

--
--

-
0 

I 
(-

-
:_

--
-
-
-
-

--~ -~
~:,....J..

.,..~
~~

~.~:
~~~

~~~
~~~~~

.....
.....

!.;~,
J 

~
 

~
--':'.--

-1-
-

-
_

_
 _
/ 

I 
B

U
IL

D
IN

G
 

F
 

L
E

V
E

L
S

 

0 
10

' 
20

' 
40

' 
LE

V
E

L 
8 



/ 

/ 

I -:---
----

---
-

-1
--

--
--

-
-
-
-
-

' 
I 

I I I I I I I I I 

I 

-1
--

--
y-

_
_

 [~
 

II
 

'I I 
" 

/,
 

Ed
 ' I ' I ' I I 

B
U

IL
D

IN
G

 
G

 
1-

~~
---

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

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
 9

 

0 
10

' 
20

' 
40

' 

C
O
~
Y
A
I
G
i
f
T
 

R
E

S
E

R
V

E
D

. 
TH

IS
 

D
R

A
W

IN
G

 
IS

 A
N

D
 

A
~
M
A
I
N
S
 A

T
 A

LL
 n

M
E

S
, 

T
H

E
 E

X
C

LU
S

IV
E

 P
R

O
P

E
R

T
Y

 
O

F 
TH

E
 

A
R

C
H

IT
E

C
T 

A
N

0
C

A
N

N
O

T
6

E
 

U
S

E
D

 
M

O
C

IF
IE

O
 

O
R

 
C

O
P

IE
D

 
W

IT
H

O
U

T
 

TH
E

 
E

X
P

R
E

S
S

E
0 

W
R

IT
T

E
N

C
m

iS
E

fi'
T

O
F

T
H

E
A

A
C

H
IT

E
C

T.
 

L
E

V
E

L
 9

 

P
LA

N
 

#4
k 



/ 

/ 
/ 

\ 
L~
 

I 

-~
-
-
-
~
-

_
_

 [~
 

B
U

IL
D

IN
G

 
G

 
,
~
 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
1

0
 

0 
10

' 
20

' 
40

' 

I I I I I I 
I 

I 
I 

~
 

:-I-
-[--

---
--"

C:
t 

I 
--+

--
--

-
0 

L
E

V
E

L
10

 



I 

I I 

/ 

/ 
/ 

ef
-1

 
d 

i-==
--

r3.
0m

 
I 
~
 I I I I I I 

I / 

\ 
L_

 

\_
 \_

 \_
 

I 

--
Y

--
--

Y
-

_
_ [-=

-_ 

B
U

IL
D

IN
G

 
G

 
1-

"'-
I 

-
-

-1 
-

-
_,

__
__
~
~
~

...]
![_ 

\_
 

' 

~
 

I 
, 

I 
I 

I 
g 

' 
~ 

! 
~ 

I 
I 

' 
I 

! 
I 

-
-

:-
-
/
-
-

~-
-
-
-

-
'+

--
0 

/ 
-
-
-

:-
-
.-

~li
lT"

"'M
"-J

...
.:;

:::
 

-~
-

1 

~~
---

---
-~-

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

~~
 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
 1

1 

0 
10

' 
20

' 
40

' 
L

E
V

E
L

11
 

a
. c 



I 

-
-
Y
-
-
-
-
~
-

_
_

 l-

\ 
L_

 
E

 g 

I ' I ' I 

B
U

IL
D

IN
G

 
G

 
,_

 

'\_
 

' 

1 

/ 
/
,
 
'~
 

-tr
-

I 

~.~
::
--

--
--

--
-

L. 
--.1

1,.~
 ......

. -
+

--
-J

L
..

..
.-

..
.¥

-_
j 

-~~
~;

;~
~-

r-
--

;,L_
 __

__
_ t

l' -
--

--
--

--
--

--
--

--+
---

--
0 

I 
"~'

~s 
, 

I 
-

-
, 

-
-

-
,..

..-
--

-'"
1.

..
,.

,.
..

..
..

--
..

l-
-,

--

/ 
I 

/ 
, 

I 
II r 

I
, 

I I 
~
 

I R
O

.W
. 

I 
I 

I 
I 

I 
' 

I 
I 

! 

I 

~
 _-_--

-
-

-
n 

-
r 

-_-_
-n

-
~ --

I-
! __ t

::
_

j
·.

 
L-.,...::~
~~

~~
~ 

<E
!3 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
 1

2-
13

 

40
' 

C
O

P
Y

R
IG

H
T

 R
E

S
E

R
V

E
D

. 
T

lii
S

 
D

R
A

W
IN

G
 

15
 j

i,N
D

 
R
E
M
AI
N
S
A
T
A
L
L
n
M
E
S

.
T
l
J
E
E
X
C
L
U
S
I
~
E
P
A
O
P
E
A
T
Y
 

eb
om

fo 
"~

Hc'
b~1

lo 
~~
~O
fN
~1
 ~

iP
A~
~~
~6

 
W

A
in

E
N

C
O

N
S

E
N

T
O

F
T

H
E

A
R

C
H

IT
E

C
T.

 

L
ev

el
12

-1
3 

P
L

A
N

 

#4
n

 



I 

--
Y-
-
-
-
~
-

_
_

 [~
 

\ 
1 

I 

! 
I 

I 
j 

/ 

/ 

I 

~u
 =

==
--

1 
I 

-
-

S
E

TB
A

C
K

 I I I I 

I I 

I 
I 

I 

I 
: 

---
---

---
---

~ 
~
-

-
-
-

--"~'
----

I 
j 

I 
j 

I 
I 

B
U

IL
D

IN
G

 
G

 
L_

 
I 

-
-
~
-

,
-
-
-
-
-
-
,
-

I 
I ' I ' I ' I 

7
9

' H
O

R
IZ

O
N

T
A

L 
I' 

S
E

P
A

R
A

T
IO

N
 R

E
Q

'O
 

B
E

lW
E

E
N

 T
O

W
E

R
S

 ,
 I ' I I 

\_
 

' 

'"
' 

! 
-
-
-

1 

~ 
l :--

; I 
I 

gl
 

1 

" 
j 

~ 
I 

_ _
___

___
_m

 
' 

£
_

_
 ~~

 
I 

I 
I 

I 
V

 
~ 

1~ 
-r:~

~--
--

---
--

--
--

--
~-~

--
~ -
--

~ 
-:14,·

~---
-t' --

-
-
1

-
-
-
-
-
-

, 
I 

[ 
"7Vi

<l9-
"~ 191~

o 
' 

--
1

-
-
-
-
-
-
-
-
-
-
-

I 
__

j_
 

~
 

""~
~tv

:{l
;q(

 
' 

I 
! 

--
--
-
~
-

I
--

-
-

-
Q

 
ov,

[Jj
stJ

! 
I 

_
_

 J
_

-
-

I 
I 

I 

I 

I I 

I 
i 

-~
-

I 

I R
.O

.W
. 

I 

L
E

V
E

L
14

 

40
' 

L 

N
 w
 

ii
:~

 
I a..

 

14
.L

ev
el

14
 

P
L

A
N

 

#4
0 



\ 

/ 

/ 

I I t=
==

-
1 

-
-

<--
-+

--
--

-
-

-

I 

S
E

TB
A

C
K

 I 
I I / 

I I 

1--
--

--
y- ' I I ' I I ' I ! 

_
B

U
IL

D
IN

G
 

G
 

I 

B
U

IL
D

IN
G

 
F

 

L
E

V
E

L
15

 

0 
10

' 
20

' 
40

' 

I 
[
- I R

O
.W

. 
: 

<
::

) 

N
 

r
-
-
-
-
-
_

J
 _

_.
 

:::::
:> __
, 

L
E

V
E

L
15

 



L 
_

_
 

\ 
L_

 
~
 

~I 
\)

1 
, 

I 

\
I 

'~
 1'
\ 

/ 
/ 

I 

E
 

l<l 

-1
---

--
?-

' 
' 

I 
I 

' 
' 

I 
I 

' 
' 

I 
I ' 

I 
I 

' 
' 

I 
I 

I 
I 

I 

__
 [-=

-

~
-

-

I ' I 

-
,
 I I 
-
-
-
-

-
l 

O
P

E
N

 T
O

 
B

E
LO

W
 

7
9

' H
O

R
IZ

O
N

TA
L 

S
E

P
A

R
A

T
IO

N
 R

E
O

'D
 

B
E

T
W

E
E

N
 T

O
W

E
R

S
 ' I ' I I I
, 

I 
I ' 

I 
I 

I 
' 

/ 
I ' I ' ~ ( 

r 

11
11

 
I 

~
· i :l1

: 
; 

, l!
L 

R
E

F
E

R
 T

O
 I 

L
A
N
D
S
C
A
P
~
 

. 

~
-·

 !
· 

· 
I 

1- , 
. -

~
-
-
-

1 

·-~~
L· 

:~
 -1

 
lk

a·
 

' 
R

E
F

E
R

 T
O

!


L
~
N
i
l
S
C
A
P
~
 

L
E

V
E

L
1

6
 

r~
 

I'
 

. 

O
P

E
N

 T
O

 
B

E
L

O
W

 

40
' 

I 

"''"
"I 

.. o.w 
I 

C
O

P
Y

R
IG

H
T

 A
E
S
E
R
~
E
O
_
 

TH
IS

 
D

R
A

W
IN

G
 

IS
 A

N
O

 
R

EM
 ...

 IN
SA

T
.-\
l
l
ll

i.!
E

S
,T

H
E

E
XC

LU
S

IV
E

PR
O

PE
R

T
Y

 

Sb
oT

~~
o'"

"6W
HJ

1~
1J

"o
 ~
W~
"f
'~
1 

~i
PR
~~
~~
~~
 

W
R

IT
T

E
N

C
O

N
S

E
N

T
O

F
T

H
E

A
R

C
H

IT
E

C
T.

 

C
)
 

C"
oo

o 

_
J
 

::
:1

 
LE

V
E

L 
16

 R
O

O
F

 
~
 

P
LA

N
 

#
4

q
 



! I I I 
/ 

I 
//

 
, 

~
-
-
-
-
-
-
-

-J/
' /

""
" 

/
' 

"/
/ 

/ 
/
'.

 
0 

//
 

. 
) 

-, 
0
~
 

//
./ 

~
 ~
 

/ 
'/

 
,:y

 
/ 

/ 
iY

 
./ 

~(
; 

{ 
(;

~ 
Li

n
e

 o
f 

b
u

ild
in

g
 

le
ve

l4
 

w
ith

 c
o

n
tr

a
st

in
g

 c
o

lo
u

re
d

 

iL"
 .. n·_~; :

:~c 
r per

 A
rc

h
it

e
ct

 

I 
S

tr
ee

t 
T

re
e 

N
e

w
 C

l 
co

n
cr

e
te

 s
id

ew
al

k,
 '

'"
"i

>
F

'-
·i>

:I-
H

+
I+

H
I 

I 
b 

o
o

m
 fi

ni
sh

 t
o

 C
ity

 o
f 

1 

Ri
c_

tl_
_ 1 a

n
d

 s
ta

nd
ar

ds
, 

ty
p

. '
r/

lll
i1

:z
1"

'1
'-l

ll'
!l+

l+
+

!l'
-

I 

R
ai

se
d 

P
riv

at
e 
Pat

io-
-~
~t
~m

~f
~;
~~
f!
~f

l=
-:
~F
.=
i=
f~

;p=
~j=

=f=
;:~

=;:
;:t

=t=
;~!

F;:=
;Pr

=-:
~R
--
--

T4:
=~
p±

t~
--

=(
~ 1 

w
/1

8
"x

 1
8"

 
h

yd
ra

p
re

ss
e

d
 s

lo
bs

 -
T

yp
. 

' 

II 

w
ith

 s
a

w
cu

t 
p

a
tt

e
rn

 in
 

F
ro

nt
 B

o
u

le
va

rd
 

W
o

o
d

 s
lo

t 
b

e
n

ch
 

8"
 

8"
 u

ni
t 

p
a

ve
rs

 -
tw

o
 

H~
Q~
Gm
 p

a
tt

e
rn

 

D
e

ta
ile

d
 la

n
d

sc
a

p
e

 d
es

ig
n 

w
ill

 b
e

 c
o

o
rd

in
a

te
d

 w
ith

 
th

e
 P

ub
lic

 A
rt 

to
 t

h
e

 C
ity

's
 

sa
tis

fa
ct

io
n

 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
 TO

 
LA

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

10
2-

16
3

7 
W

es
t 

5t
h 

A
ve

nu
e 

V
an

co
uv

er
, 

B
.C

. 
V

6J
 1

 N
S

 

Le
ve

l 
1 

L
an

d
sc

ap
e 

P
la

n 

6 
B

ic
yc

le
 s

ta
lls

 

F
F

E
+

9
.5

2
' 

7'
-0

" 
P

ol
io

 
2'

-8
" 

Pl
a

n
te

r 
6'

-6
" 

S
id

e
w

a
lk

 

S
E

C
T

IO
N

 (
A

) 
• 

LE
V

E
L 

1 
-

S
E

X
S

M
IT

H
 R

D
. 

T
o

w
n

h
o

u
se

 I
n

te
rf

a
c
e

 
S

ca
le

 1
/4

"-
1

'-
0

" 

S
tr

ee
t 

T
re

e 

P
ri

va
te

 R
o

a
d

 

S
E

C
TI

O
N

 {
B

) 
-L

E
V

E
L 

1 
-P

R
IV

A
T

E
 R

O
A

D
 T

o
w

n
h

o
u

se
 I

n
te

rf
a

ce
 

S
ca

le
 1

/4
"-

1
'-0

" 

3D
 R

e
n

d
e

ri
n

g
 -

T
o

w
n

h
o

u
se

 E
nt

ry
 C

a
n

o
p

y
 a

n
d

 P
a

tio
 

T
yp

e 
8 

J
o 

P
e

d
e

st
ri

a
n

 L
u

m
in

a
ir

e 
to

 C
it

y 
o~

 R
ic

h
m

o
n

d
 S
to

n~
ar

d 

6'
-6

" 
B

ik
e 

P
a

th
 ,I
 

+
/-

5
'-

0
" 

La
w

n
 B

lv
d 

10
' 

20
' 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 

D
AT

E:
 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
I (

16
' 

=
 1

'-0
' 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

~
-
-

S
tr

e
e

t 
T

re
e 

S
ex

sm
ith

 R
d.

 

,....
,.. 

.r
 --Cl C"

oo
J 

0 ""
 

__,
 

::
:)

 

PH
A

SE
 2

 
....,

 

SH
EE

T 
5

a
 



M
a

te
ri

a
l l

e
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 
D

es
cr

ip
ti

o
n

 

D
 C

IP
 I

n
te

g
ra

l 
C

o
n

c
re

te
 P

a
v

in
g

 

0 
C

o
lo

u
r:

 N
a

tu
ra

l 
P

a
tt

e
rn

: S
a

w
 c

u
t 

as
 s

h
o

w
n

 
fi

ni
sh

: L
ig

h
t 

b
ro

o
m

 

D
 

C
lP

 I
n

te
g

ra
l 

C
o

n
c

re
te

 P
a

vi
n

g
-

V
e

h
ic

u
la

r 

0 
C

o
lo

u
r: 

B
lu

ff 
fin

is
h:

 L
ig

h
t 

b
ro

o
m

 
P

a
tt

e
rn

: S
a

w
 c

u
t 

as
 s

h
o

w
n

 

• C
IP

 I
n

te
g

ra
l 

C
o

n
c

re
te

 P
a

v
in

g
 

0 
C

o
lo

ur
: 

C
h

a
rc

o
a

l 
Fi

ni
sh

: 
li

g
h

t 
b

ro
o

m
 

P
a

tt
e

rn
: 

12
" 

x 
12

" 
g

ri
d

 

m
 G

ra
n

it
e

 T
ile

 P
av

in
g

 

0 
Si

ze
: 

12
"x

2
4

"x
3

/4
" 

C
o

lo
u

r:
 C

h
a

rc
o

a
l 

Fi
ni

sh
: 

F
la

m
e

d
 

P
a

tt
e

rn
: 

S
ta

c
k
e

d
 B

o
n

d
 

S
u

p
p

lie
r:

 B
e

d
ro

ck
 (

60
4

-9
4

1-
7

7
8

3
) 

D
 

P
re

c
a

s
t 

C
o

n
c

re
te

 U
ni

t 
P

a
v

e
rs

 

0 
Si

ze
: 8

 7
/8

" 
x 

8 
7/

8"
 X

 2
 3

/8
" 

C
o

lo
u

r:
 C

h
a

rc
o

a
l 2

5%
. 

N
a

tu
ra

l 
75

" 
Fi

n
ish

: F
in

is
h:

 F
la

m
ed

 
P

a
tt

e
rn

: S
ta

g
g

e
re

d
 R

un
ni

ng
 B

on
d 

S
u

p
p

lie
r:

 B
e

d
ro

c
k
 (

60
4-

94
1

-7
78

3)
 

• H
y

d
ra

p
re

ss
e

d
 C

o
n

c
re

te
 P

a
v

er
s 

0 
S

iz
e

: 
ra

··
x 

18
"x

2
" 

C
o

lo
u

r:
 D

es
se

rt
 S

a
n

d
 

Fi
ni

sh
: 

T
e

xa
d

a
 

P
a

tt
e

rn
: 

As
 s

h
o

w
n

 
S

up
pl

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

g 
H

y
d

ra
p

re
s

s
e

d
 C

o
n

c
re

te
 P

a
v

er
s 

0 
Si

ze
: 

18
"x

 1
8

"x
2

" 
C

o
lo

u
r:

 N
a

tu
ra

l 
fi

n
i s

h:
 T

e
xa

d
a

 
P

a
tt

e
rn

: 
A

s 
sh

o
w

n
 

S
u

p
p

lie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

~
 

IP
E

 D
e

c
k

in
g

 

0 
P

at
te

rn
: 

A
s 

sh
o

w
n

 

H
y

d
ra

p
re

s
s

e
d

 C
o

n
c

re
te

 P
a

v
e

r 
S

te
p

st
o

n
es

 

0 
=

 
Si

ze
: 

2
4

"x
2

4
" 

x2
" 

C
o

lo
u

r:
 N

a
tu

ra
l 

Fi
ni

sh
: T

e
x
a

d
a

 
P

a
tt

e
rn

: A
s 

sh
o

w
n

 
S

up
pl

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

m
 W

a
s

h
e

d
 P

la
y 

S
an

d
 

~
 

S
up

pl
ie

r:
 L

a
fo

rg
e

 

BE
] 

R
e

si
li

en
t 

P
o

u
re

d
 R

u
b

b
e

r 
S

af
et

y 
S

u
rf

ac
in

g
 

~
 

C
o

lo
u

r:
 7

5%
 B

lu
e

 /
2

5
%

 B
la

ck
 

Su
pp

lie
r:

 M
a

ra
th

o
n 

S
ur

fa
ce

s 

B
 

N
a

tu
ra

l 
S

te
p

st
o

n
es

 

~
 

Ty
p

e
: P

en
ns

yl
va

ni
a 

B
lu

es
to

ne
 

S
u

p
p

lie
r: 

N
o

rt
h

w
e

st
 L

a
n

d
sc

a
p

e 
S

up
pl

ie
s 

. 

F
u

rn
it

u
re

 L
e

g
e

n
d

 

K
e

y
 

G
ra

p
h

ic
 

D
es

cr
ip

ti
o

n
 

- -
e 

0 

B
e

n
c

h
 

S
up

pl
ie

r: 
la

n
d

s
c
a

p
e

 F
or

m
s 

C
o

lo
u

r: 
S

te
el

 
M

o
d

e
l:

 R
ed

lin
e 

B
a

ck
e

d
 B

e
n

ch
 w

/ 
a

rm
, 

70
" 

Le
n

g
th

 
M

o
u

n
tin

g
: 

S
u

rf
a

ce
 

S
ix

 S
ta

ll 
B

ik
e 

R
o

c
k

 
M

o
d

e
l: 

la
n

d
s
c
a

p
e

 F
or

m
s 

R
in

g 
M

o
u

n
ti

n
g

: S
u

rf
a

ce
 

C
o

m
p

o
s

t 
Bi

n
 

Fi
ni

sh
: 

S
ta

in
le

ss
 s

te
e

l 

S
up

pl
i e

r: 
N

o
rs

e
m

a
n

 P
la

st
ic

s,
 1

-8
00

-8
94

-8
39

7 
M

o
d

el
: 

E
a

rt
h 

M
a

ch
in

e
 #

 N
FL

 3
0

0
 

B
en

ch
 

Su
p

p
lie

r:
 M

a
g

lin
 

M
o

d
e

l: 
M

L
BS

I 0
-M

V
A

 
M

o
u

n
tin

g
: 

S
u

rf
a

ce
 

C
o

lo
u

r:
 G

u
n

m
e

la
l F

in
et

ex
 

O
a

k
 P

ar
k 

R
e

s
id

e
n

c
e

 V
a

s
e

 o
n

 Q
u

e
e

n
 A

n
n

e
 P

e
d

e
s

ta
l 

S
u

p
pl

ie
r:

 K
a

te
 H

ol
la

n
d

 L
an

ds
c
a

p
e

 A
cc

e
ss

o
ri

es
 l

td
. 

M
o

d
e

l: 
FL

W
O

P
R

-2
9 

(V
as

e
), 

D
C

Q
P

-1
9 

(P
e

d
e

st
a

l)
 

C
o

lo
ur

: 
Li

m
es

to
n

e
 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
 T

O
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2

-1
6

3
7

 W
e

st
 5

th
 A

ve
nu

e 
V

an
co

uv
er

. B
.C

. 
V

5J
 1

 N
S 

I 
\ 

L
ev

el
 4

 C
o

u
rt

ya
rd

 L
an

d
sc

ap
e 

P
la

n 

C
A

N
TI

LI
VE

R
ED

 W
O

O
D

 B
E

N
C

H
 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E 

D
A

T
E:

 
1

8
Ju

ly
2

0
1

7
 

S
C

A
LE

: 
I I

 1
6"

 =
 r-

0
" 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T

 N
U

M
B

E
R

: 
16

02
5 

. r 
PH

A
SE

 2
 

SH
EE

T 
5b

 

"'
 

.....
 

C
)
 

C
'..

l 

<
=

:)
 

N
 

-.
.J

 
:::

:J
 

-
, 



ST
O

R
AG

E 

ST
AF

F
 R

O
O

M
 

{1
1
6
1
§
~

1 

4
.
P
R
O
~
i
q
4
\
A
A
G
E
 

·s
 s

q
 I

n
 

~
n
 

~t
0l

l6
0~

· 
u 

(~
ft

) 

I I 

~
~ 

IE=
;;
=~

t 
D

U
R

A
N

T
E

 K
A

E
U

K
 L

T
D

. 
LA

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

. B
.C

. 
V

6J
 1

N
5 

w
w

w
.d

kl
.b

c.
ca

 

" 

v 

ar
d

 P
la

n
tin

 
P

la
n 

ll 
'" to

•• a
. IJ

 

~
G
 

r-
:-

::
:1

~ 
~
 

D
IN

 . 

.. _
.,J
O~

~E
i?

S 

K
IT

. 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E 
-

PH
A

SE
 2

 
D

A
TE

: 
18

 J
u

ly
 2

0
1

7
 

S
C

A
LE

: 
1

/4
 
=

 1'
-0

" 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 1
60

25
 

SH
EE

T 
5

c 

c.
. 

c:
J 



R
ai

se
d 

se
a

tin
g

 p
la

tf
o

rm
 
-
1
L
-
-
,
-
-
-
'
-
"
-
-
'
~
,
i
5
'
'
-
c
-
-
-
J

io
'l
y
(
o
i
V
 

w
/ 

sh
ad

e 
tr

ee
 

C
'I.

._
-
L

_
..

.,
 

Po
ur

 in
 P

la
ce

 r
ub

be
r 
-
-
f-

-
-
-
"
-
-
H

I'
--

"1
1

-
-,

-;,
._

·/ 

,-
R

ai
se

d 
P

la
n

te
r 

w
it

h
 s

pe
ci

m
en

 
tr

e
e

s 
-

M
a

g
n

o
lia

 k
o

b
u

s 
-
.1

--
-
-
-
-
H

-
-
'I

t\
-
.,

 

S
e

a
tin

g
 l

o
g

s 
--

-,
1

:-
--

-
-
H

-
-
-
o

 ..
 l 

1 O
O

sq
. 

ft
 c

ov
er

ed
 t

re
lli

s 
st

ru
ct

ur
e 
-
1
-
-
-
-

.,
--
tf
-=
~
i

l 

M
e

ta
l T

re
lli

 a
b

o
ve

 
a

rv
e

st
 
_;

.-
Jt

-,-
=:

--,


ta
bl

e 
w

/ 
ed

ib
le

 c
lim

b
i 

vi
ne

s 
·P

er
 a

 
hi

te
ct

 

P
ot

tin
g 

be
nc

h 
w

/
1

6
 s

q 
ft

 o
f 
-l
-
-
~
~
~E

~~
ii

l:
f~

E=
=~

 
b

u
ilt

 i
n

 s
to

ra
g

e
 b

e
lo

w
 

"
-
.
:
,
-
~
-
-
-
-

~
-
L
~
 

~<
,;!
~

, 
::_

_ 
-

C
o

m
b

in
a

tio
n

 d
w

a
rf

 f
ru

it 
tr

e
e

 
-
,
~
-
~
~
~
~
~
~
~
~
~
~
T
d
J

:3
-i
l~
~
F

:i
r~
 

· 

~_j
~
~
g
'
~i

l:
~ 

r·11
~'.'w

 t· 
1

--
+

--
f-

--
lf-

-
E

dg
e 

o
f 
Lev

e1 1_~ 
bu

ild
in

g 
ab

ov
e 

(:
,0

7
S

<
q

ft
) 

O
u

td
o

o
r 

ki
tc

he
n

/B
B

Q
 

w
/ 

1 
3 

sq
 f

t 
o

f 
b

u
ilt

-i
n

 c
a

bi
ne

t 
'";

).:
~;-

~:-
:~::

 
st

or
ag

e 
be

lo
w

-
T

yp
ic

al
 

S
ft

 H
ig

h 
fe

nc
e 
-j

,-
--

--
,f

--
1\

?'
r 

C
o

ve
re

d
 P

la
y 

H
u

t 
w

/ 
ro

 
36

 s
q 

2
ft

 w
id

e
 D

is
co

ve
ry

 p
a

th
 t

h
ro

u
g

h
 p

la
n

tin
 

L
o

g
 t

a
b

le
 a

nd
 s

e
a

t 

S
oc

ia
l 

se
at

in
g 

al
co

v 

C
ol

ou
re

d 
co

n
cr

et
e 

p
at

h
 

W
o

o
d

 P
la

y 
h

u
t 

w
/ 

ta
b

le
 t

o
p

 o
n

 o
n

e
 s

id
e 

an
d 

b
e

n
ch

 o
n

 s
a

n
d

b
o

x 
si

d
e

 
w

o
o

d 
d

e
ck

 p
la

tf
o

rm
. 

P
os

t 
an

d 
b

e
a

m
 d

e
si

g
n

, o
p

e
n

 r
o

o
f 

C
ol

ou
re

d 
ci

rc
le

s 
p

a
tt

e
rn

 
-i

n
fo

rm
a

l 
p

a
th

/j
u

m
p

 p
la

y 

,..,-
··, I 

. 
CD

 
f=i 

&_
d 

=
-

-l
 

--
"'"

·"'
=

-
[1

-
=

=
d

..
 

D
A

 Y
C

A
R

E
 S

U
G

G
E

S
T

E
D

 P
L

A
N

T
 L

IS
T

 
S

Y
M

B
 

Q
T

Y
 

B
O

T
A

N
IC

A
L

 N
A

M
E

 
T

R
E

E
S

 

e 
1

4
 

J~
'W
41
1t
f,
 

A
ce

r 
at

um
 '

O
sa

ka
zu

ki
' 

. 'i
l:t ~

 I
 

,t-''
 u' 

~ '; .. ,..
~·.. 

: ·"
'' ..

 , I
J!

 
~'I· i 
't

 ;, 
~I !I 

• 
~."

 
' 

' I
 

. 
'I· 

t .
) .

 
. 

'~ 
· 

., 
... 

( 
t' r

 · 
1 

' 
r 1

11
 •

 
. 

.. 
• 

t"
"J 
~
 ·

, ~ 

C
O

M
M

O
N

 N
A

M
E

 
S

IZ
E

/C
O

M
M

E
N

T
S

 

O
sa

ka
zu

ki
 J

a
p

a
n

e
se

 M
a

p
le

 
2

.5
m

 h
t. 

m
ul

ti-
st

em
 

4 

~
 3 6 

. 
3 

C
ha

m
ae

cy
pa

ris
 n

oo
t.

 'P
en

du
la

' 
P

ic
ea

 o
m

or
ik

a 

C
o

rn
u

s 
ko

u
sa

 'S
ta

rl
ig

h
t' 

F
ru

it 
T

re
e

 •
 T

B
D

 
T

B
D

 

N
o

o
tk

a
 F

al
se

 C
yp

re
ss

 
S

e
rb

ia
n

 S
p

ru
ce

 

F
lo

w
e

ri
n

g
 D

o
g

w
o

o
d

 S
te

w
a

rt
ia

 

2
.5

m
 h

t. 
B

&
B

 
2

.5
m

 h
t. 

B
&

B
 

6c
m

 c
al

., 
B

&
B

 

6c
m

 c
a

l.
, B

&
B

 

ca
 

co
 

cc
 

C
t 

C
k ~ li m
s 

N
d 

p pa
 

P
m

 
S

p
 

S
t 

V
O

 

1
8

" 
sq

 b
lo

ck
 p

er
ch

es
 f

or
 s

ta
ff

 

4
7

 
14

6
 

17
 

4
6

 
62

 
5 1

7
 

55
 

31
 

91
 

5
0

 
3 3

6
 

2
4

 
9

8
 

41
 

9
2

 
64

 

6 

S
H

R
U

B
S

 I 
P

E
R

E
N

N
IA

L
S

 I 
G

R
A

S
S

E
S

 I 
G

R
O

U
N

D
C

O
V

E
R

 
C

a
la

m
a

g
ro

st
is

 a
. '

K
a

rl
 F

o
e

rs
te

r' 
C

ar
ex

 o
sh

im
en

si
s 

'E
ve

rg
ol

d'
 

C
is

ts
u 

co
rb

ar
ie

ns
is

 
C

h
o

is
ya

 t
e

rn
a

ta
 

C
or

nu
s 

se
ric

ea
 'K

el
sy

ii' 
G

er
an

iu
m

 '
P

in
k 

S
pi

ce
' 

H
eu

ch
er

a 
'G

re
en

 S
pi

ce
' 

~r
~~

~t
~~

:~
f~

~·~
;~7

~~!
~'i

el'
 

N
a

n
d

in
a

 d
o

m
e

st
ic

a
 '

H
a

rb
o

r 
B

el
le

' 
P

en
ni

se
tu

m
 '

Li
ttl

e 
B

u
n

n
y'

 
P

er
ov

sk
ia

 a
. '

Li
ttl

e 
S

pi
re

' 
P

o
ly

st
ic

h
u

m
 m

u
n

itu
m

 
S

a
lix

 p
u

rp
u

re
a

 'N
a

n
a

' 
S

tip
a

 t
e

n
u

is
si

m
a

 
S

ta
ch

ys
 b

yz
a

n
tin

a
 'S

ilv
e

r 
C

a
rp

e
t' 

T
ia

re
lla

 'I
ro

n 
B

u
tt

e
rt

ly
' 

V
a

cc
in

iu
m

 o
va

tu
m

 'T
h

u
n

d
e

rb
ir

d
' 

V
IN

E
S

 
V

iti
s 

sp
. 

O
u

td
o

o
r 

P
la

y 
S

u
m

m
a

ry
 (

A
re

a
s 

in
 s

q
. 

ft
.)

 
In

fa
n

ts
/T

o
d

d
le

rs
 

3
-5

 G
ro

u
p

 
P

re
sc

h
o

o
l 

P
ro

g
ra

m
 

L
e

v
e

l4
 

L
e

v
e

l4
 

Le
ve

l 
4 

G
ui

de
lin

es
 

P
ro

vi
de

d 
G

ui
de

lin
es

 
P

ro
vi

de
d 

G
ui

de
lin

es
 

P
ro

vi
de

d 

C
ov

er
ed

 
35

5 
1,

27
5 

53
8 

58
1 

50
6 

58
0 

O
pe

n 
1,

14
2 

43
2 

2,
3

3
7

 
2,

41
8 

1,
79

8 
1,

67
0 

S
to

ra
ge

 
86

 
10

9 
10

0 
12

4 
86

 
10

7 

T
o

ta
l 

O
u

td
o

o
r 

A
re

a
 

1,
58

3 
1,

81
6 

2,
97

5 
3,

12
3 

2,
39

0 
2,

35
7 

F
e

at
h

e
r 

R
e

e
d

 G
ra

ss
 

E
ve

rg
o

ld
 S

e
d

g
e

 
A

o
ck

ro
se

 
M

e
xi

ca
n

 M
o

ck
 O

ra
n

g
e

 
R

e
d

 t
w

ig
 D

o
g

w
o

o
d

 
P

in
k 

S
p

ic
e

 G
e

ra
n

iu
m

 
V

a
ri

e
g

a
te

d
 H

e
u

ch
e

ra
 

V
a

ri
e

g
a

te
d

 D
w

a
rt

 L
ily

tu
rt

 
M

is
ca

n
th

u
s 

H
a

rb
o

r 
B

el
le

 D
w

a
rt

 H
e

a
ve

n
ly

 b
a

m
b

o
o

 
D

w
a

rf
 J

a
p

a
n

e
se

 F
ou

nt
ai

n 
G

ra
ss

 
Li

tt
le

 S
p

ir
e

 R
u

ss
ia

n
 S

a
g

e
 

S
w

o
rd

 F
e

rn
 

D
w

a
rt

 A
rt

ie
 W

ill
o

w
 

M
e

xi
ca

n
 F

e
a

th
e

r 
G

ra
ss

 
S

ilv
e

r 
C

a
rp

e
tl

a
m

b
s 

e
a

r 
F

o
a

m
flo

w
e

r 
H

u
ck

le
b

e
rr

y 

G
ra

p
e

 V
in

e
 

C
o

m
m

u
n

it
y 

S
p

a
ce

 
L

e
v
e

l4
 

G
ui

de
lin

es
 

P
ro

vi
de

d 

55
3 

60
5 

1 ,
70

2 
1,

34
6 

10
0 

10
0 

2,
25

5 
2,

00
9 

#
2

p
o

t 
#1

 p
o

t 
#

2
 p

o
t 

#
2

 p
o

t 
#

2
 p

o
t 

#1
 p

o
t 

#1
 p

o
t 

#1
 p

o
t 

#1
 p

o
t 

#
2

 p
o

t 
#1

 
p

o
t 

#1
 

p
o

t 
#1

 
p

o
t 

#
2

 p
o

t 
#1

 p
o

t 
#1

 
p

o
t 

#1
 

p
o

t 
#

2
 p

o
t 

#1
 p

o
t, 

1m
 l

e
n

g
h

t 

Le
ve

l 
4 

D
a

y
c

a
re

 L
an

d
sc

ap
e 

P
la

n 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

 -
PH

A
SE

 2
 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2-

16
37

 W
es

iS
th

 A
ve

nu
e 

V
an

co
uv

er
. B

.C
 

V
6J

 1
N

5 

p 
60

45
84

.4
5\

1 
F 

60
4.

68
4

05
77

 
l'll

.v
w

dk
lt

x
:c

a
 

D
A

TE
: 

18
 J

u
ly

 2
0

17
 

S
C

A
LE

: 
11

8"
 ~
 
I 

-o·
 

D
R

A
W

N
: 

AL
 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
5d

 



~
~ 

lie
i~i

iii
it

 " 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
TD

. 
LA

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

10
2-

16
37

 W
es

t 5
th

 A
ve

nu
e 

V
an

co
uv

er
. B

.C
 

V
5J

 1
N

5 

w
w

w
.d

kL
b

c.
ca

 

P
R

E
S

C
H

O
O

L 
I 

S
C

H
O

O
L 

AG
E

 I 
O

C
C

A
S

IO
N

A
L 

C
AR

E 
(1

 ,8
7

5
 s

<f
'ltl

""
 

[
]
 

' !
[
]
 

I != 
J 

t 1
8

2
sq

 fl
 

0 

C,
oJO

TOR
l 

J 
N

A
P 

RO
O

M
 

,'-
'''

,,h
) 

L 
-3

f2
j

qf
t 
[
]
 

3-
5 

(2
,0

7
5

 s
q 

ft
) 

L
ev

el
 4

 D
a

y
c

a
re

 N
or

th
 P

la
nt

in
 

P
la

n 

EL
EV

. 
LO

BB
Y 

/ 

I 

.'\ 
I 

\,
 

/ \ 

\,
 

K
IT

C
H

E
N

 I
 

D
IN

IN
G

 

j 
S

TA
FF

 

I 
W

/C
{H

/C
 

54
S

Q
(f

tS
S

Q
ft

) 

. 
I 

18 
[~

{G
j 

' 
!tJ

 
! 

P
A

R
E

N
T 

M
E

E
TI

N
G

 
(1

0
0

sq
 f

t)
 

1
0

0
sq

tl
 

!
[
i
 

L 
_j

 
S

M
A

L
L

 
! 

~
R
O
O

M,
-

~ 
lO

d
(s

q
ft

] 
I 

1
b

o
sq

 It
 

i 
_

j 
L 

_
ji
 

N
A

P
 R
O
~
 §
q
~
A
G
E
 

(7
5 

sq
ft

l 

IN
F

A
N

T
 T

O
D

D
LE

R
 

(1
,6

7
5

 s
q 

ft
) 

n u 
I 

n:
 

u
! i 

Jr 
·r· 

' 
. 

,, 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
-

PH
A

SE
 2

 
D

A
TE

: 
18

 J
ul

y 
20

17
 

S
C

A
LE

: 
l/

4
 
~
I
 
-0

' 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 1
60

25
 

SH
EE

T 
5e

 

.....
.. -C) C"

'oJ
 

0 N
 

...
.J

 
::::

:> 
~
 



~
~ 

IE
~
q

~ " 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
T

D
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

1
0

2
·1

6
3

7
 W

e
st

 5
th

 A
ve

nu
e 

V
a

n
co

u
ve

r.
 B

.C
. 

V
6J

 1
N

5 

w
w

w
.d

kl
.b

c.
ca

 

3-
5 

(2
,0

7
5

 s
q 

ft
) 

9
4

3
s
q

ft
 

M
A

IN
 A

C
TI

V
IT

Y
 R

O
O

M
 

19
35

 s
q 

ft
) 

()
 

'
~
 

2
8

'-
6

 7
/8

" 

le
v

e
l 

4 
D

a
y

c
a

re
 S

ou
th

 P
la

n
tin

g
 P

la
n 

/ ( 

C
H

IL
D

R
E

N
'S

 
W

AS
H

R
O

O
M

 
"
;
g
,
~
n
 

~
 \ } 
/ 

/ 

d
l 

d
l 

IN
F

A
N

T
 T

O
D

D
LE

R
 

(1
 ,

6
7

5
 s

q 
ft

) 

1
.1

5
7

sq
1

t 

M
A

IN
 A

C
T

IV
IT

Y
 R

O
O

M
 

(6
8

5
 s

q
 f

t)
 

(7
5 

sq
 f

t)
 

L
 

M
. 

BE
D

. 

B
E

D
2

 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 
D

A
TE

: 
18

 J
u

ly
 2

01
7 

S
C

A
LE

: 
1

/4
" 

=
 I

 -
0"

 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

ER
: 1

60
25

 
SH

EE
T 

Sf
 

c.
. 



P
la

n
te

r 
B

ey
on

d 

S
E

C
T

IO
N

 
C

 
-

L
E

V
E

l4
, 

L
O

O
K

IN
G

 N
O

R
TH

 E
A

S
T 

S
ca

le
 1

/4
"-

1
'-

0'
' 

W
o

o
d

 B
e

n
ch

 

S
E

C
T

IO
N

 
D

 
-

L
E

V
E

l4
, 

L
O

O
K

IN
G

 N
O

R
TH

 W
ES

T 
S

ca
le

 1
/4

"=
1

'-
0"

 

P
la

nt
in

g 
S

a
n

d
 B

ox
 

S
E

C
T

IO
N

 (
E

)-
L

E
V

E
l4

, 3
-5

Y
R

 G
R

O
U

P
 D

A
Y

C
A

R
E

 S
P

A
C

E
 

S
ca

le
 1

/4
"=

1
'-0

" 

D
U

R
A

N
T

E
 K

A
E

U
K

 l
 T

O
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
TS

 

1
0

2
-1

6
3

7
 W

e
st

 5
th

 A
ve

n
u

e
 

V
an

co
uv

er
, 

B
.C

 
V

6J
 1

N
5

 

R
ai

se
d 

S
ee

tin
 

D
ec

k:
 

w
/ 

C
o

ve
re

d
 r

o
o

f 

S
ea

tin
g

 P
o

d
 

W
o

o
d 

B
e

n
ch

 

St
o

r a
g

e
 

P
at

h 
R

a
is

ed
 E

di
bl

e
 

Tr
ic

 
cl

e
 P

at
h 

G
O

( d
en

s 

L
e

v
e

l4
 

Tr
el

lis
 A

b
o

v
e

 S
oc

ia
l R

o
o

m
 B

ey
on

d 

B
o

cc
e

C
o

u
rl

 
P

u
tt

ln
g

G
fe

e
n

s 
W

ol
kw

oy
 

P
riv

at
e 

P
at

io
 

O
u

td
o

o
r 

D
in

in
g

 B
e

yo
n

d
 

O
u

td
o

o
r 

lo
u

n
g

e
 B

ey
on

d 

S
oc

ia
l R

o
o

m
 

F
le

xi
bl

e 
Pl

o
 

A
re

a
 

P
at

h 
R

ai
se

d 
S

e
a

tin
g

 A
re

a
 

C
o

n
cr

e
te

 P
av

in
g 

w
/ 

p
o

tt
e

m
s 

S
E

C
TI

O
N

 
f 

-
L

E
V

E
l4

, 
IN

F
A

N
T

/ 
TO

D
D

LE
R

 O
U

T
D

O
O

R
 S

P
A

C
E

 
S

ca
le

 1
/4

"-
1

'-
0"

 

20
' 

L
an

d
sc

ap
e 

S
ec

ti
o

n
s 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

S
C

A
LE

: 
A

s 
S

h
o

w
n

 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

ER
: 

16
02

5 

PH
A

SE
 2

 

SH
EE

T 
5g

 



M
a

te
ri

a
l 
le

g
e

n
d

 

K
ey

 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

D
 

C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

av
in

g 

0 
C

o
lo

u
r:

 N
a

tu
ra

l 
P

o
lle

rn
: 

S
aw

 c
u

t a
s 

sh
o

w
n 

Fi
ni

sh
: 

li
g

h
t 

b
ro

o
m

 

D
 C

IP
 I

n
te

g
ra

l C
o

n
cr

e
te

 P
a

vi
n

g
 ·

V
e

h
ic

u
la

r 

0 
C

o
lo

ur
: 

B
lu

ff 
Fi

ni
sh

: 
li
g

h
t 

b
ro

o
m

 
P

at
te

rn
: S

aw
 c

u
t 

as
 s

h
o

w
n

 

• C
!f'

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

av
in

g 

0 
C

o
lo

u
r:

 C
h

a
rc

o
a

l 
Fi

ni
sh

: 
li
g

h
t 

b
ro

o
m

 
P

at
te

rn
: 

12
''x

 1
2"

g
ri

d
 

m
 G

ra
n

it
e

 T
ile

 P
a

vi
n

g
 

0 
Si

ze
: 

12
"

x
2

4
"
x
3

/4
'' 

C
o

lo
u

r:
 C

h
a

rc
o

a
l 

Fi
n

is
h:

 F
la

m
e

d
 

P
a

tt
e

rn
: 

S
ta

ck
e

d
 B

o
n

d
 

S
u

p
p

lie
r: 

B
e

d
ro

cK
 (

60
4

-9
4

1-
77

83
) 

D
 P

re
ca

st
 C

o
n

cr
e

te
 U

ni
t P

av
er

s 

0 
S

iz
e

: 8
 7

/8
" 

x
8

 7
/8

" 
x 

2 
3

/8
" 

C
o

lo
u

r:
 C

h
a

rc
o

a
l2

5
%

, 
N

a
tu

ra
l 7

5"
 

Fi
ni

sh
: 

F
la

m
e

d
 

P
a

tt
e

rn
: 

S
ta

g
g

e
re

d
 R

un
ni

ng
 B

o
n

d
 

S
u

p
p

lie
r:

 B
e

d
ro

d
::

 (
60

4
-9

41
-7

78
3)

 

II
 H

yd
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
e

rs
 

0 
Si

ze
: 

IB
"

x 
IB

"
x
"l

' 
C

o
lo

u
r:

 D
es

se
rt

 S
a

n
d 

Fi
n

is
h

: T
e
x
o

d
o

 
P

a
tt

e
rn

: 
A

s 
sh

o
w

n 
S

up
pf

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

m
 H

yd
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
e

rs
 

0 
Si

ze
: 

1
8

"x
 1

8
"x

2
" 

C
o

lo
u

r:
 N

a
tu

ra
l 

Fi
ni

sh
: T

 e
x
a

d
a

 
P

a
tt

e
rn

: 
A

s 
sh

o
w

n
 

S
up

pl
ie

r:
 A

b
b

o
ts

fo
rd

 C
o

n
cr

e
te

 

~
 

IP
E 

D
e

ck
in

g
 

0 
P

at
te

rn
: 

A
s 

sh
o

w
n

 
/ 

H
yd

ra
p

re
ss

e
d

 C
o

n
cr

e
te

 P
av

e
r 

S
te

ps
to

ne
s 

0 
IT

II
J
 

S
iz

e:
 2

4
"x

2
4

"x
2

" 
C

o
lo

u
r:

 N
a

tu
ra

l 
Fi

ni
sh

: 
Te

xa
d

a
 

P
a

tt
e

rn
: 

A
s 

sh
o

w
n

 
S

up
pl

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

GJ
 

W
as

he
d 

P
la

y 
S

an
d 

~
 

S
up

pl
ie

r:
 L

a
fo

rg
e

 

D
 R

es
ili

e
n

t 
P

ou
re

d 
R

ub
be

r 
S

af
et

y 
S

u
rf

a
ci

n
g

 

~
 

C
o

lo
u

r: 
7 5

%
 S

lu
e 

/
25

%
 B

lo
ck

 
S

up
pl

ie
r:

 M
a

ra
th

o
n

 S
ur

fa
ce

s 

8 
N

a
tu

ra
l S

te
ps

to
ne

s 

~
 

T
yp

e:
 P

en
ns

yl
va

n
ia

 B
lu

es
to

ne
 

S
up

pl
ie

r:
 N

o
rt

h
w

e
st

 l
a

n
d

s
c
a

p
e

 S
up

pl
ie

s 

F
u

rn
itu

re
 L

e
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 
D

es
c

ri
p

tio
n

 

0 

B
en

ch
 

S
up

pl
ie

r:
 L

a
n

d
sc

a
p

e
 F

or
m

s 
C

o
lo

u
r:

 S
te

el
 

M
o

d
e

l:
 R

ed
lin

e 
B

a
ck

e
d

 B
e

n
ch

 w
/ 

ar
m

, 
70

" 
le

n
g

th
 

M
o

u
n

tin
g

: 
S

ur
fa

ce
 

Si
x 

S
ta

ll 
B

ik
e

 R
ac

k 
M

o
d

e
l: 

la
n

d
s
c
a

p
e

 F
or

m
s 

R
in

g 
M

o
u

n
ti

n
g

: S
u

rl
o

ce
 

C
o

m
p

o
st

 B
in

 

Fi
ni

sh
: S

ta
in

le
ss

 s
te

el
 

Su
p

p
lie

r:
 N

or
se

m
an

 P
la

st
ic

s,
 

\-
80

0-
8

94
-8

39
7 

M
o

d
e

l:
 E

ar
th

 M
a

ch
in

e
 U

 N
P

L3
00

 

B e
n

ch
 

Su
p

p
lie

r:
 M

o
g

fln
 

M
o

d
e

l: 
M

LB
5 

1 
0

-M
V

A
 

M
o

u
n

ti
n

g
: 

Su
rf

a
c
e

 

C
o

lo
u

r:
 G

u
n

m
e

to
l F

in
e

le
x 

O
a

k 
P

ar
k 

R
es

id
en

ce
 V

as
e 

o
n

 Q
u

e
e

n
 A

n
n

e
 P

e
d

e
st

a
l 

S
up

pl
ie

r:
 K

a
le

 H
ol

la
nd

 l
a

n
d

s
c
a

p
e

 A
c
c

es
so

rie
s 

lt
d

. 
M

o
d

e
l:

 F
LW

O
P

R
-2

9 
(V

a
se

). 
O

C
Q

P
-1

9 
(P

e
d

es
ta

l) 
C

o
lo

u
r:

 l
im

es
to

n
e

 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
T

D
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

, B
.C

. 
V

6J
 1

N
S 

I 

.· 

/ 

li
g

h
tw

e
ll 

G
o

rd
e

n
 

o
re

fo
b

ri
c
o

te
 m

e
ta

l p
la

nt
er

s 
2-

3"
 d

ia
m

e
te

r 
B

lo
ck

 
m

e
xi

ca
n

 ri
ve

r r
o

ck
 g

ro
ve

r 

I I I 

-.
.::

:::
:::

:::
-·

·-
-·
-
·
·
-
·
·
-
·
·
-
·
·
-
·
·
-
·
·
-
-
·
-
·
·
-
·
·
-
·
·
-
·
·
1

 
# 

~.
 

:
~
#
 

\ 
l 

' ' \ 

l 
. 

··"
--

··
-
·
·
-

··
-
-

·.
-

. ·
-

..
 -

·.
-
.
 -
-

..
 -

..
 -

..
 -

..
 -

..
 -

..
 -

..
 -

· ·
-
·

. _
/
 

L
A

N
D

S
C

A
P

E
 P

LA
N

 
S

c
a

le
 1

 /1
6

" 
=

 1 '-
0

" 

, 

P
LA

N
T

IN
G

 P
LA

N
 -

T
Y

P
IC

A
L 

S
ca

le
: 

1 /
4

" 
=

 1
 '-0

" 

I 

r £ 

L
ev

el
s 

6 
L

a
n

d
s

c
a

p
e

 P
la

ns
 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 
D

A
TE

: 
1

8
Ju

ly
2

0
1

7
 

SC
A

LE
: 

A
s 

N
o

le
d

 

D
R

A
W

N
: 

A
l 

PR
O

JE
C

T
 N

U
M

B
E

R
: 

16
02

5 
SH

EE
T 

5h
 

-::
:::

t 
'-

D
 

L
C

\ 
L

C
\ 

N
\ 

f'.
-.

 
I 
~
 
~
 

Q
_

 

c 



M
a

te
ri

a
l 

le
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

D
 C

IP
 I

nt
e

g
ra

l 
C

o
n

cr
e

te
 P

a
vi

n
g

 

0 
C

o
lo

tf
l:

 N
a

tu
ra

l 
P

a
tt

e
rn

: 
S

a
w

 c
u

t 
as

 s
h

o
w

n
 

Fi
ni

sh
: 

li
g

h
t 

b
ro

o
m

 

D
 

C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

a
vi

n
g

 -
V

e
h

ic
u

la
r 

0 
C

o
lo

u
r:

 B
lu

ff 
Fi

ni
sh

: 
li
g

h
t 

b
ro

o
m

 
P

a
tt

e
rn

: 
S

a
w

 c
u

t 
os

 s
h

o
w

n
 

• C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

av
in

g 

0 
C

o
lo

u
r:

 C
h

a
rc

o
a

l 
Fi

ni
sh

: 
L

ig
h

t 
b

ro
o

m
 

P
a

tt
e

rn
: 

1
2

"x
 1

2
"g

ri
d

 

m
 G

ra
n

ite
 T

ile
 P

av
in

g
 

0 
S

iz
e:

 1
2"

x2
4

M
x3

/4
" 

C
ol

ou
r:

 C
h

a
rc

o
a

l 
Fi

ni
sh

: 
F

la
m

e
d

 
P

a
tt

e
rn

: 
S

to
c
k
e

d
 B

o
n

d
 

S
u

p
p

lie
r:

 B
e

d
ro

ck
 (

60
4-

9
41

-7
78

3)
 

D
 

P
re

ca
st

 C
o

n
c
re

te
 U

ni
t 

P
av

er
s 

0 
Si

ze
: 8

 7
/8

" 
X

 8
 7

/8
" 

X
 2

 3
/8

" 
C

o
lo

u
r:

 C
h

a
rc

o
a

l 2
5%

, 
N

a
tu

ra
l 

7 5
" 

Fi
ni

sh
: 

F
la

m
e

d
 

P
at

te
rn

: 
S

ta
g

g
e

re
d

 R
un

ni
ng

 B
on

d 
S

u
p

p
lie

r:
 B

e
d

ro
ck

 {
60

4
-9

41
-7

78
3)

 

II
 H

yd
ro

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
e

rs
 

0 
S

iz
e:

 1
8

"x
 1

8
"x

2
" 

C
o

lo
u

r:
 D

e
ss

e
rt

 S
a

n
d

 
F

in
is

h:
 T

e
xo

d
o

 
P

at
te

rn
: 

A
s 

sh
o

w
n

 
S

u
p

p
lie

r. 
A

b
b

o
ts

fo
rd

 C
o

n
cr

e
te

 

II
 H

yd
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
er

s 

0 
S

iz
e:

 1
8

"x
 1

8
"x

2
" 

C
o

lo
ur

: 
N

a
tu

ra
l 

Fi
ni

sh
: T

e
xa

d
a

 
P

at
te

rn
: 

A
s 

sh
o

w
n

 
S

up
pl

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

~
 

IP
E 

D
e

ck
in

g
 

0 
P

a
tt

e
rn

: 
As

 s
h

o
w

n
 

H
yd

ra
p

re
ss

e
d 

C
o

n
cr

e
te

 P
av

er
 S

te
ps

to
ne

s 

0 
IT

IT
J
 

S
iz

e:
 2

4
"x

2
4

"x
2

" 
C

ol
ou

r:
 N

a
tu

ra
l 

Fi
ni

sh
: 

T
e

xa
d

a
 

P
at

te
rn

: 
A

s 
sh

o
w

n
 

S
u

p
pl

ie
r. 

A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

w
 W

a
sh

e
d

 P
la

y 
S

an
d 

~
 

S
up

pl
ie

r:
 L

a
fo

rg
e

 

' 

D
 

R
es

ili
en

t 
P

ou
re

d
 R

ub
be

r 
S

af
et

y 
S

u
rf

a
ci

n
g

 

~
 

C
o

lo
ur

: 
75

%
 B

lu
e

 /
2

5
%

 B
la

ck
. 

S
up

pl
ie

r: 
M

a
ra

th
o

n
 S

ur
fa

ce
s 

' 

B
 

N
a

tu
ra

l S
te

ps
to

ne
s 

~
 

T
yp

e:
 P

en
ns

yl
va

ni
a 

B
lu

es
to

ne
 

S
up

pl
ie

r:
 N

o
rt

h
w

e
st

 L
a

n
d

sc
a

p
e

 S
up

pl
ie

s 

F
ur

ni
tu

re
 L

e
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

Ill
 

0 

B
e

n
ch

 
S

up
pl

ie
r:

 L
a

n
d

sc
a

p
e

 F
or

m
s 

C
ol

ou
r:

 S
te

el
 

M
o

d
e

l: 
R

ed
lin

e 
B

ac
k.

ed
 B

e
n

ch
 w

/ 
a

rm
. 7

0"
 L

e
n

g
th

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
ce

 

S
ix

 S
ta

ll 
Bi

ke
 R

ac
k
 

M
o

d
e

l:
 l
a

n
d

s
c
a

p
e 

F
or

m
s 

R
in

g 
M

o
u

n
ti

n
g

: S
u

rf
a

ce
 

C
o

m
p

o
st

 B
in

 

Fi
ni

sh
: S

ta
in

le
ss

 s
te

el
 

S
up

pl
ie

r:
 N

o
rs

e
m

a
n

 P
la

st
ic

s,
 1

-B
O

Q
-8

94
-8

39
7 

M
o

d
e

l:
 E

ar
th

 M
a

ch
in

e
 #

 N
P

L 
30

0 

B
e

n
ch

 
S

u
p

p
lie

r: 
M

a
g

lin
 

M
o

d
e

l:
 M

LB
S

 I
 0

-M
V

A
 

M
o

u
n

ti
n

g
: 

S
u

rf
a

ce
 

C
o

lo
u

r:
 G

u
n

m
e

la
l F

in
et

ex
 

O
a

k
 P

or
k 

R
es

id
e

n
ce

 V
a

se
 o

n
 Q

u
e

e
n

 A
nn

e 
P

ed
e

st
a

l 
S

up
pl

ie
r:

 K
a

te
 H

o
lla

n
d

 L
a

n
d

sc
a

p
e

 A
cc

es
so

rie
s 

Lt
d.

 
M

o
d

e
l:

 F
LW

O
P

R
-2

9 
(V

as
e)

. 
D

C
Q

P
-1

9 
(P

ed
es

ta
l)

 
C

o
lo

ur
: L

im
es

to
ne

 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2·

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

, B
.C

 
V

6J
 1

N
5 

I 

' ' I I I I 

l_
l, 

/ 
/ 

,'
 

-R
o

se
m

a
ry

 
-O

re
g

a
n

o
 

-
-
-
-
-
-
~

Di
ll
-
-

·'-
--

--
---

-
-
-

-
--

-.:::
::::

_-
-

--
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

, 

"' \
 \ . I I 

--
+

--
-
-
-
-
-

--
-
-
-

-
-
-
-
-
-

-
-

-
--

-+
--

--
..

 I I I I I I)
 

}··
 

-
-
-
-
-
-
-
-
-
-

-
-
-
-
-
-
-
-
-
-

--
-
-
-
-
-
-

--
-

-
-
-

--
_

/
 

Le
ve

ls
 6

 &
 8

 L
a

n
d

s
c

a
p

e
 P

la
n

 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E 

-
PH

A
SE

 2
 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
II

 16
' 
=

 I -
o· 

D
R

A
W

N
: 

AL
 

P
R

O
JE

C
T

 N
U

M
B

ER
: 

16
02

5 
SH

EE
T 

5i
 

D
.. 

r::
:J 



P
o

lin
a

to
r 

G
a

rd
e

n
 M

ix
 

-E
ch

in
a

ce
a

 
-A

ch
ill

e
a

 
-M

o
n

a
rd

a
 

-S
a

lv
ia

 

P
o

lin
a

to
r 

G
a

rd
e

n
 M

ix
 

-E
ch

in
a

ce
a

 
-A

ch
ill

e
a

 
-M

o
n

a
rd

a
 

-S
a

lv
ia

 

; : 

D
U

R
A

N
T

E
 K

R
E

U
K

 l
 T

O
 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2-

1
63

7 
W

es
t 

5t
h 

A
ve

nu
e 

V
an

co
uv

er
, B

.C
 

V
6J

 1
N

S
 

w
w

w
.d

kl
.b

c.
ca

 

8 
~"' rn

 
[Q

B
Q

 

I 
I 

I 
I 

I 
--

--
--

--
--

--
--

--
1 

I 

I 
I 

I 
I 

--
--

--
--

--
--

--
--

--
-

1 
I 

I 
I 

tO;
.;,
tp

;p
,~

 

rd
 P

la
n

tin
 

P
la

n
 

D
 

[ [ [ ~ lgl
l 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 
D

A
TE

: 
1

8
J
u

ly
2

0
1

7
 

S
C

A
LE

: 
1

/4
" 
~
 

1'
-0

" 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T

 N
U

M
B

E
R

: 1
60

25
 

SH
EE

T 
5j

 



W
a

lk
w

a
y 

S
E

C
T

IO
N

 (
G

) 
-L

E
V

E
L

S
, 

L
O

O
K

IN
G

 W
ES

T 
S

ea
 e

 1
 2

 -
1

 -
0 

S
E

C
T

IO
N

 (
H

) 
-L

E
V

E
L

S
, 

L
O

O
K

IN
G

 N
O

R
TH

 
S

ea
 e

 1
 2

 -
1

 -
0 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
T

D
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

1
0

2
-1

6
3

7
 W

es
t 

S
lh

 A
ve

nu
e 

V
an

co
uv

er
, B

.C
. 

V
6J

 1
N

5 

P
ol

lin
at

o
r G

o
rd

e
n 

a
n

d 
U

rb
an

 A
g

ric
u

ltu
re

 

C
o

m
p

o
st

 B
in

s 

W
a

lk
w

a
y 

W
a

lk
w

a
y 

H
ar

ve
st

 T
ab

le
 W

ith
 U

rb
an

 A
g

ri
cu

ltu
re

 B
e

yo
n

d
 

P
ol

lin
at

or
 G

o
rd

e
n 

a
n

d
 

U
rb

an
 A

g
ri

cu
ltu

re
 

B
lu

eb
er

ry
 G

o
rd

e
n

 

S
'W

o
lk

w
o

y 
B

ui
ld

in
g

 
P

la
nt

in
g 

O
p

e
n

 

S
'W

a
lk

w
a

y 

10
' 

20
' 

L
ev

el
 8

 L
an

d
sc

ap
e 

S
ec

ti
o

n
s 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

S
C

A
LE

: 
A

s 
S

h
o

w
n

 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T 

N
U

M
B

E
R:

 
16

02
5 

PH
A

SE
 2

 

SH
EE

T 
5

k
 



-
--

-/ 

I I I I I I I I I I I I I I I I I I I I l \ \ / / 
' ' 

/ 

' ' ' 

' 

--
--

--
I 

~
-
-
-
j
 

I 
I 

I 
~

-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-
L
-
~
-
~
 

I I I I I I I I I I I I I I I I I I I I I I 
i 

I 
I 

I 
I 

I 
I 

I 
I 

I 
I 

I 
) 

I v 

B
A

L
A

N
C

E
 L

O
G

S
, 

S
TE

P
P

IN
G

 S
TU

M
P

S
 A

N
D

 
L

O
G

 T
A

B
LE

 A
N

D
 C

H
A

IR
S

 

C
H

IL
D

R
E

N
'S

 P
LA

Y
 

O
U

T
D

O
O

R
 E

N
T

E
R

T
A

IN
IN

G
 

O
U

T
D

O
O

R
 D

IN
IN

G
 

O
U

T
D

O
O

R
 L

O
U

N
G

IN
G

 A
N

D
 F

IR
E 

PI
T 

M
a

te
ri

a
l 

L
e

g
e

n
d

 

K
ey

 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

D
 

C
IP

 I
n

te
g

ra
l 

C
o

n
cr

e
te

 P
a

vi
n

g
 

0 
C

o
lo

ur
: 

N
a

tu
ra

l 
P

oH
em

: 
S

o
w

 c
u

t 
as

 s
h

o
w

n
 

F
in

is
h:

 l
ig

h
t 

b
ro

o
m

 

D
 

C
IP

 I
n

te
g

ra
l 

C
o

n
cr

e
te

 P
a

vi
n

g
· 

V
e

h
ic

u
la

r 

0 
C

o
lo

u
r:

 B
lu

ff
 

Fi
ni

sh
: 

li
g

h
t 

b
ro

o
m

 
P

at
te

rn
: S

o
w

 c
u

t 
as

 s
ho

w
n 

• C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

a
vi

n
g

 

0 
C

o
lo

u
r:

 C
h

a
rc

o
a

l 
F

in
is

h:
 l

ig
h

t 
b

ro
o

m
 

P
a

tt
e

rn
: 

12
" 

x 
12

" 
g

ri
d

 

~
 

G
ra

n
ite

 T
lle

 P
a

vi
n

g
 

0 
Si

le
: 

12
''

x
2

4"
x

3
/4

" 
C

ol
ou

r:
 C

h
a

rc
o

a
l 

F
in

is
h:

 F
la

m
e

d
 

P
a

tt
e

rn
: 

S
to

cl
ce

d 
B

o
n

d
 

S
up

pl
ie

r: 
B

ed
ro

ck
 (

60
4

-9
4 

1-
77

83
) 

D
 

P
re

ca
st

 C
o

n
cr

e
te

 U
ni

t P
av

er
s 

0 
Si

ze
: 8

 7
/8

'' 
x 

8 
7/

8"
 X

 2
 3

/8
" 

C
o

lo
u

r:
 C

h
a

rc
o

o
l2

5
%

, 
N

a
tu

ra
l 7

5"
 

Fi
ni

sh
: 

F
la

m
e

d
 

P
a

tt
er

n:
 S

ta
g

g
e

re
d

 R
u

n
n

in
g

 B
o

n
d

 
S

up
pl

ie
r.

 B
e

d
ro

ck
 (

60
4·

94
1-

77
83

) 

Ill
 H

yd
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
er

s 

0 
S

iz
e:

 1
8

"x
 l

8
"x

'Z
' 

C
o

lo
u

r:
 D

es
se

rt 
S

a
n

d
 

Fi
ni

sh
: 

T
e

xa
d

a
 

P
a

tt
er

n:
 A

s 
sh

o
w

n
 

S
up

pl
ie

r:
 A

b
b

o
ts

fo
rd

 C
o

n
cr

e
te

 

Ill
 H

yd
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
er

s 

0 
Si

z:
e:

 1
8

"x
 1

8
"x

2
" 

C
o

lo
u

r:
 N

a
tu

ra
l 

Fi
ni

sh
: 

T
e

xa
d

a
 

P
a

tt
er

n:
 A

s 
sh

o
w

n
 

S
up

pl
ie

r:
 A

b
b

o
ts

fo
rd

 C
o

n
cr

e
te

 

~
 

1P
E 

D
e

ck
in

g
 

0 
P

a
tl

e
m

: 
As

 s
h

o
w

n
 

H
yd

ra
p

re
ss

e
d

 C
o

n
cr

e
te

 P
a

ve
r 

S
te

ps
fo

ne
s 

0 
=

 
S

iz
e:

 2
4"

 x
 2
4
~ 

x 
T

 
C

o
lo

u
r:

 N
a

tu
ra

l 
Fi

ni
sh

: 
T

e
xa

d
a

 
P

a
tt

e
rn

: 
A

s 
sh

o
w

n
 

S
u

p
p

lie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

~
 

W
a

sh
e

d
 P

la
y 

S
an

d 

(t
 

S
up

pl
ie

r:
 L

a
fo

rg
e

 
" 

C
] 

R
es

ili
en

t 
P

o
u

re
d

 R
ub

be
r 

S
af

et
y 

S
ur

fa
ci

n
g

 

~
 

C
o

lo
u

r:
 7

5%
 B

lu
e 

/2
5

%
 B

la
ck

 
S

up
pl

ie
r:

 M
a

ra
th

o
n 

S
ur

fa
ce

s 
. B
 

N
a

tu
ra

l S
te

ps
to

ne
s 

~
 

T
yp

e:
 P

en
ns

yl
va

ni
a 

B
lu

es
to

n
e

 
S

up
pl

ie
r:

 N
o

rt
h

w
e

st
 l

a
n

d
s
c
a

p
e

 S
up

pl
ie

s 

F
ur

ni
tu

re
 l

e
g

e
n

d
 

K
ey

 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

II
 -

B
e

n
ch

 
S

u
p

p
lie

r:
 l
a

n
d

sc
a

p
e

 F
or

m
s 

C
o

lo
ur

: S
te

e
l 

M
o

d
e

l:
 R

ed
lin

e 
B

a
ck

e
d

 B
e

n
ch

 w
/ 

a
rm

, 7
(1

' 
L

e
n

g
th

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
ce

 

S
ix

 S
ta

ll 
B

ik
e 

R
a

ck
 

M
o

d
e

l: 
L

a
n

d
sc

a
p

e
 F

or
m

s 
R

in
g 

M
o

u
n

tin
g

: S
u

rf
a

ce
 

C
o

m
p

o
sf

B
in

 

Fi
ni

sh
: 

S
ta

in
le

ss
 s

te
e

l 

S
up

pl
ie

r:
 N

o
rs

e
m

a
n

 P
la

st
ic

s,
 1

-8
00

-8
94

-8
3

97
 

M
o

d
e

l: 
E

a
rt

h 
M

a
ch

in
e

 It
 N

PL
 3

00
 

B
e

n
ch

 
S

u
p

p
lie

r: 
M

a
g

lin
 

M
o

d
e

l:
 M

LB
S 

I 0
-M

V
A

 
M

o
u

n
tin

g
: 

S
u

rf
a

ce
 

C
o

lo
u

r:
 G

u
n

m
e

ta
l F

in
et

e
x 

O
a

k
 P

ar
k 

R
e

si
d

e
n

ce
 V

a
se

 o
n

 Q
u

e
e

n
 A

n
n

e
 P

ed
es

ta
l 

S
u

p
p

lie
r:

 K
a

te
 H

ol
la

n
d

 L
a

n
d

sc
a

p
e

 A
cc

e
ss

o
ri

e
s 

lt
d

. 
M

o
d

e
l: 

F
lW

O
P

R
-2

9 
(V

as
e)

, D
C

Q
P

-1
9 

(P
ed

es
ta

l) 
C

o
lo

ur
: 

li
m

e
st

o
n

e
 

Le
ve

l 
9 

L
an

d
sc

ap
e 

P
la

n 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

 
PH

A
SE

 2
 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
 TO

. 
L

A
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

1
0

2
-1

6
3

7
 W

e
st

 5
th

 A
ve

nu
e 

V
a

n
co

u
ve

r,
 B

.C
 

V
6J

 I
N

S
 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
1/

16
' 

=
 1

'·0
'· 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

ER
: 

16
02

5 
SH

EE
T 

51
 



I :J
] 

l 

I I I 
I 

~
 ~ 

D
U

R
A

N
TE

 K
R

E
U

K
 L

TD
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
TS

 

$-
10

2-
16

37
 W

es
t 5

th
 A

ve
nu

e 
V

an
co

uv
e

r,
 B

.C
 

V
6J

 1
N

5 

CD
 

w
w

w
 d

kl
.b

c.
ca

 
c: .,. 

L
ev

el
 9

 N
o

rt
h

 C
o

u
 

[ 
[d

[ [ c_
 

rd
 P

la
nt

in
 

P
la

n 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

 -
PH

A
SE

 2
 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
1

/8
 ;

 
1'

-0
" 

D
R

A
W

N
: 

A
L 

PR
O

J
EC

T
 N

U
M

B
E

R
: 1

60
25

 
SH

EE
T 

5
m

 



""i
j L 

~
 --

--
;.t

ae
o

-

~
 B

 
~
 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2

-1
6

3
7

 W
es

t 5
th

 A
ve

nu
e 

V
an

co
uv

er
. 

B
. C

. 
V

6J
 1

N
S

 

5.
:.L

 

g 
1~
.\
tQ
:.
O,
S.

 

L
ev

el
 9

 S
ou

th
 C

o
u

 
rd

 P
la

n
ti

n
 

P
la

n
 

--
_

[
 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

S
C

A
LE

: 
I I

 4
 =

 1
'-0

' 

D
R

A
W

N
: 

AL
 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 1
60

25
 

SH
EE

T 
5n

 

D
.. 

C
l 



W
a

lk
w

a
y 

S
E

C
T

IO
N

 (
I)

· 
LE

V
E

L 
9,

 L
O

O
K

IN
G

 N
O

R
TH

 
S

e
a

 e
 1

 4
 -

1
 -

0 

S
E

C
T

IO
N

 (
K

) 
·L

E
V

E
L

 9
, 

LO
O

K
IN

G
 E

AS
T 

S
c

a
e

 1
 

-1
-0

 

S
E

C
T

IO
N

 (
M

)
-

LE
V

EL
 9

, 
LO

O
K

IN
G

 N
O

R
TH

 
S

ea
 e

 1
 4

 -
1

 -
0 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2-

16
37

 W
e

st
 5

th
 A

ve
n

u
e

 
V

an
co

uv
er

, 
B

.C
. 

V
6J

 1
 N

S
 

.-
' 

,_
 

O
p

e
n

 L
a

w
n

 W
ith

 B
u

ff
e

r 
Pl

a
n

ti
n

g
 B

e
yo

n
d

 
P

ri
va

te
 P

a
ti

o
 

A
m

e
n

in
ty

 P
a

tio
 w

it
h

 F
ire

 P
it 

a
n

d
 T

re
llis

 

S
E

C
T

IO
N

 (
L)

 •
 L

E
V

E
L 

9,
 L

O
O

K
IN

G
 E

A
S

T 
S

ea
 e

 1
 4

-
-0

 

L
ev

el
 9

 L
an

d
sc

ap
e 

S
ec

ti
o

n
s 

S
E

C
T

IO
N

 (
J)

 •
 L

E
V

E
L 

9,
 L

O
O

K
IN

G
 N

O
R

T
H

 
S

ec
 e

 1
 4

' 
1'

-0
 

• 
.-, 

.-
: 

.. ·~
, 

... 
'"' 

. 
~
 . 

i 

P
la

n
tin

g
 

Ki
ds

 P
lo

y 

10
' 

20
' 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

SC
A

L
E

: 
A

s 
S

h
o

w
n

 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T

 N
U

M
B

E
R

: 
16

02
5 

B
ui

ld
in

g 

<
0'

 

PH
A

SE
 2

 

SH
EE

T 
5o

 



M
a

te
ri

a
l 

le
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

0 
D

 
0

0
 

0 

• 
0 

m
 

0 
D

 
0 

g 
0 

• 
0 
~
 

0 
IT

IT
J
 

~
 

[il
l 

~
 
D

 
. 

~
 
B

 . 

C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

av
in

g
 

C
o

lo
u

r:
 N

a
tu

ra
l 

fin
is

h:
 L

ig
ht

 b
ro

o
m

 
P

a
tt

e
rn

: S
ow

 c
u

t 
as

 s
h

o
w

n
 

C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

a
v
in

g
· 

V
e

h
ic

u
la

r 
C

ol
ou

r:
 B

lu
ff 

Fi
ni

sh
: 

lig
h

t b
ro

o
m

 
P

a
tt

e
rn

: 
S

ow
 c

u
t 

as
 s

h
o

w
n

 

C
IP

 I
n

te
g

ra
l C

o
n

cr
e

te
 P

a
vi

n
g

 
C

o
lo

ur
: 

C
h

a
rc

o
a

l 
Fi

ni
sh

: 
li
g

h
t 

b
ro

o
m

 
P

a
tt

e
rn

: 
1 z

· x
 1

2"
 g

ri
d

 

G
ra

n
it

e
 T

ile
 P

a
vi

n
g

 
S

iz
e:

 l
'l
' X

 2
4
~ 

X
 3

/4
" 

C
o

!o
u

r:
 C

h
a

rc
o

a
l 

Fi
ni

sh
: 

A
o

m
e

d
 

P
at

te
rn

: 
S

to
ck

e
d

 B
o

n
d

 
S

u
p

p
lie

r:
 B

e
d

ro
ck

 (
6

0
4-

94
1-

77
83

) 

P
re

ca
st

 C
o

n
cr

e
te

 U
ni

t 
P

av
er

s 
S

iz
e:

 8
 7

/f
r' 

X
 8 

7/
8

" x
 2

 3
/8

" 
C

o
lo

ur
: 
C

h
a

rc
o

o
t2

5%
, N

a
tu

ra
l 

75
" 

Fi
ni

sh
: 

Fl
a

m
e

d
 

P
a

lle
m

: 
S

ta
g

g
e

re
d

 R
u

n
n

in
g

 B
on

 
S

u
p

p
lie

r:
 B

e
d

ro
c
k
 (

60
4

-9
41

-7
78

3)
 

H
y

d
ra

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
er

s 
Si

ze
: 

1
8

"x
 1

8
"x

2
" 

C
o

lo
u

r:
 D

es
se

rt
 S

an
d 

Fi
ni

sh
: T

ex
ad

a 
P

at
te

rn
: 

A
s 

sh
o

w
n

 
S

up
pl

ie
r.

 A
b

b
o

ls
fo

rd
 C

o
n

cr
e

te
 

H
yd

ra
p

re
ss

e
d

 C
o

n
cr

e
te

 P
av

er
s 

Si
ze

: 
18

"x
 1

8
"x

 2
" 

C
o

lo
u

r:
 N

a
tu

ra
l 

Fi
ni

sh
: 

T
e

xa
d

a
 

P
at

te
rn

: 
A

s 
sh

o
w

n 
S

u
p

p
lie

r:
 A

b
b

o
ts

fo
rd

 C
o

n
cr

e
te

 

IP
E 

D
e

ck
in

g
 

P
a

tt
e

rn
: 

As
 s

h
o

w
n

 

H
y

d
ro

p
re

ss
e

d
 C

o
n

cr
e

te
 P

av
er

 S
te

ps
to

ne
s 

Si
ze

: 
2
4
~ 

x 
24

'' 
x 

2"
 

C
o

lo
ur

: 
N

a
tu

ra
l 

Fi
ni

sh
: T

e
xa

d
a

 
S

up
pl

ie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

cr
e

te
 

W
a

sh
e

d
 P

lo
y 

S
an

d 
S

up
pl

ie
r:

 L
a

fo
rg

e
 

P
a

tt
e

rn
: 

A
s 

sh
o

w
n

 

R
es

ili
en

t 
P

ou
re

d 
R

ub
be

r 
S

af
et

y 
S

u
rf

a
ci

n
g

 
C

o
lo

u
r:

 7
5%

 B
lu

e 
/2

5
%

 B
lo

ck
 

S
up

pl
i e

r: 
M

a
ra

th
o

n
 S

u
rf

a
ce

s 

N
a

tu
ra

l S
te

ps
to

ne
s 

T
yp

e:
 P

en
ns

yl
va

ni
a 

B
lu

es
to

ne
 

S
up

pl
ie

r:
 N

or
th

w
e

st
 L

a
n

d
sc

a
p

e
 S

up
pl

ie
s 

F
u

rn
it

u
re

 L
eg

en
d

 

K
ey

 
G

ra
p

h
ic

 
D

e
sc

ri
p

tio
n

 

II
 

B
e

n
ch

 
S

up
pl

ie
r:

 L
a

n
d

sc
a

p
e

 F
or

m
s 

C
o

lo
u

r:
 S

te
e

l 
M

o
d

e
l:

 R
ed

lin
e 

B
a

ck
e

d 
B

e
n

ch
 w

/ 
a

rm
, 7

CJ
" L

e
n

g
th

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
ce

 

S
ix

 S
to

ll 
B

ik
e 

R
o

ck
 

M
o

d
e

l: 
La

n
d

sc
a

p
e

 F
or

m
s 

R
in

g 
M

o
u

n
ti

n
g

: 
S

ur
fa

c
e

 

C
o

m
p

o
st

 B
in

 

Fi
ni

sh
: S

ta
in

le
ss

 s
te

e
l 

S
u

p
pl

ie
r: 

N
o

rs
e

m
a

n
 P

la
st

ic
s.

 1
-8

00
-8

9
4-

83
97

 
M

o
d

e
l: 

E
ar

th
 M

a
ch

in
e

 #
 N

P
L 

30
0 

B
e

n
ch

 
S

up
pl

ie
r: 

M
o

g
lin

 
M

o
d

e
l:

 M
L

B5
 I

 0
-M

V
A

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
ce

 

C
o

lo
u

r:
 G

u
n

m
e

ta
l F

in
e

te
x 

O
a

k
 P

ar
k 

R
e

si
d

e
n

ce
 V

a
se

 o
n

 Q
u

e
e

n
 A

nn
e 

P
e

d
e

st
a

l 
S

up
p

lie
r:

 K
a

te
 H

o
lla

n
d

 L
an

ds
c
a

p
e 

A
cc

e
ss

o
ri

es
 l

td
. 

M
o

d
e

l:
 F

LW
O

P
R

-2
9{

V
as

e)
. 

D
C

Q
P

-1
9

{P
e

d
e

st
a

l)
 

C
o

lo
u

r:
 L

im
e

st
o

n
e

 

D
U

R
A

N
TE

 K
R

E
U

K
 L

TD
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
TS

 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

, B
.C

 
V

6J
 1

N
5 

-
-
-

-

I 
-
~
-
-
~
 

I I I I I 
__

_], / 

/ 

I r I I I 

I I \ 
/ 

/ 

,/ 

/
. 

. 
/ 

' 

L
ev

el
 1

 0 
L

a
n

d
s

c
a

p
e

 P
la

n
 

P
A

V
IN

G
 W

IT
H

 P
LA

N
TE

D
 J

O
IN

TS
 

r 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

 -
PH

A
SE

 2
 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

SC
A

LE
: 

1
/1

6
 

o 
1-

0·
 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T 

N
U

M
B

ER
: 

l 6
02

5 
SH

EE
T 

5p
 



D
U

R
A

N
TE

 K
R

E
U

K
 L

T
D

. 
LA

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

. 
B

.C
 

V
B

J 
1 N

S 

w
w

w
.d

kJ
.b

c.
ca

 

rd
 P

la
n

tin
 

P
la

n
 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
L

E:
 

1
/4

 
~
 
I 

-0
' 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
BE

R:
 1

60
25

 
SH

EE
T 

5q
 



P
riv

at
e 

P
ol

io
 

S
E

C
T

IO
N

 
N

 
-

LE
V

E
L 

1
0

, 
L

O
O

K
IN

G
 N

O
R

TH
 

S
ca

le
 1

/2
"=

1
'-0

" 

W
a

lk
w

a
y 

S
E

C
T

IO
N

 
0 

-
LE

V
E

L 
1

0,
 L

O
O

K
IN

G
 E

A
S

T 
S

ca
le

 1
/2

"=
 1'

 -0
" 

D
U

R
A

N
T

E
 K

R
E

U
K

 l
 T

O
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

, B
.C

 
V

6J
 1

N
5 

P
la

nt
in

g 
Pl

a
n

tin
g 

P
la

nt
in

g 

P
la

nt
in

g 

P
av

er
s 

w
ith

 
p

la
n

te
d

 jo
in

ts
 

F
ea

tu
re

 P
la

nt
er

 

F
ea

tu
re

 P
la

nt
er

 

P
av

er
s 

w
ith

 
p

la
n

te
d

 jo
in

ts
 

P
av

er
s 

w
ith

 
p

la
n

te
d

 jo
in

ts
 

P
la

n
tin

g
 

Pl
a

n
tin

g
 

3.
5'

 

S
'.f

fW
o

lk
w

o
y 

Pl
a

n
ti

n
g

 
P

riv
at

e 
P

o
lio

 

W
al

kw
ay

 
Pl

a
n

te
r 

20
' 

4
0

' 

L
ev

el
lO

 L
an

d
sc

ap
e 

S
ec

tio
ns

 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

-
PH

A
SE

 2
 

D
A

TE
: 

18
J
u

ly
2

0
1

7
 

SC
A

LE
: 

A
s 

S
ho

w
n 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
5r

 

~
 

~
 

1.
.!\

 
LC

\ 
l'C

l 
I
'
 

I 
~
 
~
 

0
..

 
c:

l 



/ 

( 

\ / '-
--

--
-
-
~
 -
-
-

E
xt

e
n

si
ve

 G
re

e
n

 R
o

o
f 

i 
I 

~
-
-
,
 

I 

~
--

--
-

--
----
-

l-
-
-
-
~
-
-

--
-

--
_

_
_

_
_

_
_

 
: 

__
 

_L 
_ _

j 
---

""-
l 

I 
' 

\ 

P
ri

v
a

c
y
 s

c
re

e
n 

• 
P

e
r 

A
rc

h
it

e
c
t 

S
ta

ir
w

a
y
 

P
ri

va
te

 P
a

ti
o

 

S
E

C
T

IO
N

 (
P

)-
LE

V
E

L1
6

, 
L

O
O

K
IN

G
 N

O
R

TH
 

S
ea

 e
 1

 4
 -

1
 -

0 

P
la

nt
 L

is
t·

 R
EF

ER
 T

O
 D

A
Y

C
A

RE
 S

HE
ET

 F
O

R
 D

A
Y

C
A

RE
 P

LA
N

T
 L

IS
T 

A
N

D
 Q

U
A

N
TI

TI
E

S
 

TR
EE

S 
SY

M
BO

L 
Q

TY
 

BO
T

A
N

IC
A

L 
N

A
M

E
 

A
c
e

r 
co

m
p

e
st

re
 

18
 

A
c
e

r 
p

o
lm

o
lu

m
 

19
 

A
 m

e
lo

n
ch

ie
r g

ro
n

d
if

lo
ro

 

C
o

rn
u

sl
m

u
sa

 'S
ta

rl
ig

h
t' 

P
ru

nu
s 

ye
d

o
e

n
si

s 
'A

ke
b

o
n

o
' 

S
ty

ro
xj

a
p

o
n

ic
u

s 

SH
R

U
B

S
 

S
Y

M
BO

L 
Q

T
Y

 
B

O
T

A
N

IC
A

L 
N

A
M

E
 

az
 

I 8
 

A
zo

e
le

a
 ja

p
n

o
n

ic
o

 
b 

90
 

B
ux

us
 s

e
m

p
e

rv
ir

e
n

s 
R

hc
 

18
9 

R
h

o
d

o
d

e
n

d
ro

n
 'C

u
n

n
in

g
h

a
m

's
 

R
hp

 
50

 
R

h
o

d
o

d
e

n
d

ro
n

 c
o

to
w

a
b

ie
n

s
e

 
S

 
I 0

0
 

S
o

rc
o

c
o

c
c
a

 h
o

a
ke

ri
a

n
a

 'h
u

m
ili

s' 
S

p 
76

 
S

a
lix

 p
u

rp
u

re
o

 'N
o

n
a

 
EJ

 
65

7 
T

ox
us

 x
 m

e
d

ia
 'h

ic
ks

fi'
 

G
R

O
U

N
D

C
O

V
ER

S 
I 

PE
R

R
EN

IA
LS

 I 
G

R
A

SS
ES

 
SY

M
BO

L 
Q

TY
 

BO
TA

N
IC

A
L 

N
A

M
E

 

c 
27

9 
C

o
re

x 
os

hi
m

en
si

s 
'E

ve
rg

o
ld

' 
E1

 
47

2 
E

ri
ca

 c
o

rn
e

a
 "

S
p

ri
n

g
w

o
o

d
 W

hi
te

' 
H

e 
44

 
H

e
lte

b
o

ru
s 

n
ig

e
r 

h
o

 
24

 
H

el
le

b
o

ru
s 

o
rg

u
ti

fo
liu

s 
'S

ilv
er

 L
a

ce
' 

"' 
5I

 
H

o
st

o
 s

ie
b

o
ld

ii 
'G

u
a

c
a

m
o

le
' 

; 
41

8 
lb

er
is

 s
e

m
p

e
ri

ve
m

 
,, 

22
 

Iri
s 

s
e

lm
a

 "
A

rc
lic

o
" 

La
 

8
6

0
 

L
a

vo
n

d
u

lo
 o

n
g

u
st

if
o

lia
 'H

id
co

te
' 

II 
7

1
8

 
L

i"
io

p
e

 s
p

ic
o

to
 "

S
ilv

er
 O

ro
g

e
n

' 
I 

77
7 

Li
th

o
d

o
ro

 d
if

u
sm

 'H
e

a
ve

n
ly

 B
lu

e·
· 

p
o

 
23

0 
P

e
n

n
is

e
tu

m
 a

lo
p

e
cu

ro
id

e
s 

'H
o

m
e

ln
' 

p 
9

8
 

P
o

ly
st

ic
h

u
m

 m
u

n
itu

m
 

Sh
 

34
5 

S
o

rc
a

c
o

c
c
o

 h
o

o
ke

ri
a

n
o

 h
um

ili
s 

m
 

17
 

S
e

d
u

m
 'A

u
tu

m
n

 J
o

y'
 

Sj
 

38
9 

Sk
im

m
io

 jo
p

o
n

ic
o

 "
R

u
b

e
lla

' 
S

l 
28

8 
S

tip
e

 t
en

ui
ss

im
o 

11 
22

5 
T

io
re

llo
 'I

ro
n 

S
u

tt
e

rl
ly

' 

ED
IB

LE
 P

LA
NT

S
 

S
Y

M
B

O
l 

Q
TY

 
BO

T
A

N
IC

A
L 

N
A

M
E

 
V

c
 

51
 

V
o

cc
in

iu
m

 c
o

ry
m

b
o

su
m

 

PL
A

N
TL

IS
T

(C
o

n
tln

u
e

d
) 

SY
M

B
 

Q
TY

 
BO

T
A

N
IC

A
L 

N
A

M
E

 

TE
M

PO
R

AR
Y 

G
A

R
DE

N
 R

EC
R

EA
TI

O
N

 P
lA

N
TI

N
G

S
 

[
]
 

A
liu

m
 t

u
b

e
ro

su
m

 
A

g
o

st
o

ch
e

 'C
o

ro
n

a
d

o
' 

A
ch

 .. il
le

as
 m

ill
e

fa
liu

m
 'T

er
ra

 C
o

tt
o

' 
E

ch
rn

a
c
e

a
 p

u
rp

u
re

o
 'S

u
m

e
!'

 
li
a

lr
is 

sp
ic

a
 to

 
S

ol
vr

a 
p

u
rp

u
ro

sc
e

n
ls

 

PR
EV

EG
ET

A
TE

D 
EX

TE
N

SI
V

E
 G

R
EE

N
 R

O
O

F
 P

LA
N

TI
N

G
S

 

I 
S

e
d

u
m

a
lb

u
m

'G
re

e
n

lc
e

 
S

e
d

u
m

p
a

ch
yc

la
do

s 
S

ed
um

 r
ef

le
xu

m
 'S

pr
in

g 
G

re
en

· 
S

ed
um

 d
iv

er
ge

ns
 

S
e

d
u

m
o

re
g

a
n

u
m

 
Se

d
u

m
ru

p
e

st
re

'A
n

g
ei

n
o

' 
5e

du
m

 fl
ar

ife
ru

m
 'W

ei
he

ns
te

ph
an

er
 G

ol
d'

 

G
R

EE
N

 R
O

O
F 

M
A

IN
T

E
N

A
N

C
E

 

C
O

M
M

O
N

 N
A

M
E

 

H
e

d
g

e
 M

a
p

le
 

Ja
p

a
n

e
se

 M
a

p
le

 

S
e

rv
ic

e
b

e
rr

y 

K
ou

so
 D

o
g

w
o

o
d

 

A
ke

b
o

n
o

 C
h

e
rr

y 

Ja
p

a
n

e
se

 S
n

o
w

b
e

lt 

C
O

M
M

O
N

 N
A

M
E

 
A

za
l e

a
 

B
o

xw
o

o
d

 
R

h
o

d
o

d
e

n
d

ro
n

 
P

u
rp

le
 P

as
si

on
 R

h
o

d
o

d
e

n
d

ro
n

 
S

w
e

e
t b

o
x 

P
u

rp
le

 W
ill

o
w

 
Y

e
w

 h
e

d
g

e
 

C
O

M
M

O
N

 N
A

M
E

 

Ja
p

o
n

se
s 

S
e

d
g

e
 

W
in

te
r 

H
e

a
th

 
B

lo
ck

 H
e

lle
b

o
re

 
C

o
rs

ic
a

n
 H

e
lle

b
o

re
 

H
os

t a
 

E
ve

rg
re

e
n

 C
o

n
d

y
tu

fl
 

D
w

a
rf

 A
rc

ti
c 

Iri
s 

E
ng

lis
h 

L
a

ve
n

d
e

r 
Li

ty
tu

rl 
L

it
h

o
d

o
ro

 
D

w
o

rl
 F

o
u

n
ta

in
 G

ro
ss

 
S

w
o

rd
 F

er
n 

S
w

e
e

t 
b

o
x 

s
to

n
e

c
ro

p
 

S
K

im
m

ia
 R

u
b

e
lla

 
M

e
x
ic

a
n

 F
e

a
th

e
r 

G
ro

ss
 

F
o

a
m

 F
lo

w
er

 

C
O

M
M

O
N

 N
A

M
E

 
B

lu
e

b
e

rr
y 

C
O

M
M

O
N

 N
A

M
E

 

C
h

iv
e

s 
O

ra
n

g
e

 A
ni

se
 H

ys
so

p 
G

o
ld

e
n

 Y
a

rr
o

w
 

P
u

rp
le

 c
o

n
e

fl
o

w
e

r 
G

a
y
fe

a
th

e
r 

P
u

rp
le

 s
a

g
e

 

P
ro

po
se

d 
gr

ee
n 

ro
o

l i
s 

a 
1e

d
um

 c
a

rp
e

t 
w

ith
 3

'' 
of

 g
ro

w
in

g 
m

e
d

iu
m

 (
de

ta
il 

p
ro

vi
d

ed
!.

 
Th

e 
gr

ee
n 

ro
ot

 a
re

a
 is

 t
o

 b
e

 ir
rig

a
te

d
 w

ith
 o

n 
a

u
to

m
a

tic
 ir

rig
at

io
n 

sy
st

em
. 

SI
ZE

/C
O

M
M

EN
TS

 

5
c
m

 c
o

l..
 B

&
B

 

lc
m

 c
o

l..
 8

&
6 

6
cm

 c
o

l..
 8

&
8 

6
cm

 c
o

l.
. 

6&
8 

7
cm

 c
o

l .
. 

8&
8 

S
p

e
ci

m
e

n
 

7
c
m

 c
o

l ..
 B

&
B

 

SI
ZE

/C
O

M
M

EN
TS

 
#

2
p

o
t,

 I
B

"o
.c

 
#

I 
p

o
t,

 1
2

"o
.c

. 
rt

2
p

o
t,

 2
4

"o
.c

. 
#

2
p

o
t.

 1
6

"o
.c

. 
Il

l 
p

o
t,

 1
8

"o
.c

 
#

2
p

o
t.

 2
4

"o
.c

. 
4'

 h
i.

 B
&

B
 

SI
ZE

/C
O

M
M

EN
TS

 

#
2

p
o

t,
 2

4
"o

.c
. 

#
I 

p
o

t 
,1

4
"o

.c
. 

Il
l 

p
o

l.
 1

6"
o

.c
. 

#1
 p

o
t. 

1
6

"o
.c

. 
#

2
p

o
l.

2
4

"o
.c

. 
11

1 
p

o
t.

 1
2

"o
.c

 
#1

 p
o

t. 
16

"o
.c

. 
#

I 
p

o
t.

 1
6

"o
.c

. 
11

2p
ot

. 
1

6
"o

.c
. 

11
1 

p
o

t.
 1

2
"o

.c
. 

1
1

2
p

o
l. 

1
8

"o
.c

. 
#

2
p

o
t,

 2
4

"o
.c

. 
11

2 
p

o
t 

16
" o

.c
. 

11
1 

p
o

t,
 1

8
"o

.c
. 

Il
l 

p
o

t.
 1

8
"o

.c
. 

#1
 p

o
t,

 1
6

"o
.c

. 
#

2
p

o
t.

 1
2

"o
.c

. 

SI
ZE

/C
O

M
M

EN
TS

 
Il

l 
po

l.
 1

2
"o

.c
. 

SI
ZE

/C
O

M
M

EN
TS

 

4
"p

o
t 

4
"p

o
f 

4
"p

o
t 

4
"p

o
t 

4"
p

o
t 

4
"p

o
t 

A
cc

es
s 

i> 
p

ro
\li

de
d 

b
y 

ro
of

 h
a

tc
h

 fr
om

 t
he

 m
e

ch
a

n
ic

a
l r

oo
m

 e
n

d
 b

y
 e

xt
e

rn
al

 b
u

ilt
 in

 l
ad

de
r 

to
 r

o
of

. 
Th

e 
gr

ee
n 

ro
of

 is
 h

e
ld

 2
'.

()
" 

fr
om

 t
he

 p
a

ra
p

e
t 

e
d

g
e

 
P

av
er

s 
o

re
 u

se
d 

to
 c

re
a

te
 o

 p
at

te
rn

 a
n

d
 to

 p
ro

lli
de

 m
a

in
te

n
a

n
ce

 a
cc

es
s.

 
T

yp
ic

o
lly

.t
h

e
 g

re
en

 r
oo

f 
w

ill 
re

q
ui

re
 w

e
e

d
in

g
 (

2·
3 

tim
es

 p
er

 y
ea

r)
. 

a
n

d
 i

g
h

t f
er

tii
zo

tio
n 

is 
he

lp
fu

l. 

PL
A

N
TI

N
G

 N
O

TE
S

 

AU
 p

la
nt

s 
1 

pl
an

tin
g 

to
 b

e
 p

e
r B

C
N

TA
 a

n
d

 B
C

SL
A 

st
an

da
rd

s.
 

P
la

nt
 s

el
e

d
o

n
 s

ub
je

ct
 t

o 
o
v
a

ila
bi
~l
y 

a
t 

th
e 

tim
e 

of
 p

la
nt

in
g

. 
C

o
n

tr
a

ct
o

r s
ha

ll 
so

ur
ce

 s
pe

ci
fie

d 
p

la
n

t m
at

er
ia

l a
nd

 o
nl

y 
a

ft
e

r a
re

a
 o

f s
ea

rc
h 

ha
s 

be
en

 
ex

ha
us

te
d 

wi
U 

su
bs

tit
ut

io
ns

 b
e 

co
m

id
er

ed
. 

A
I 

tre
es

 t
o 

b
e

 s
ta

ke
d 

in
 a

cc
o

rd
a

n
ce

 w
ith

 B
C

N
TA

 S
ta

nd
ar

ds
. 

An
 p

la
nt

s 
to

 b
e
 s

ou
rc

e
d

 fr
om

 n
u

rs
er

ie
s 

ce
rt

ifi
ed

 f
re

e 
o

f P
. r

am
or

um
. 

P
la

nt
 s

ize
s 

an
d 

re
la

te
d

 c
on

ta
in

er
 c

la
ss

es
 o

re
 s

pe
ci

fie
d 

a
cc

o
rd

in
g

 t
o

 th
e 

B.
C

. L
an

ds
ca

pe
 

S
ta

nd
ar

ds
 c

ur
re

nt
 e

di
tio

n.
 F

or
 c

on
ta

in
er

 c
la

ss
es

 #
3 

a
n

d
 s

m
al

le
r, 

pl
an

t 
siz

es
 s

ha
ll 

b
e

 o
s 

sh
ow

n 
in

 
th

e 
pl

an
t f

ist
 a

fl
d

 th
e 

st
a

n
d

a
rd

; f
or

 a
ll 

ot
he

r 
pl

an
ts

, b
ot

h 
pl

an
t 

si
ze

 a
n

d
 c

on
ta

in
er

 c
oi

ls
 s

ha
ll 

b
e

 o
s 

sh
ow

n 
in

 t
he

 p
la

nt
 i

s!
. 

S
pe

c
ifi

ca
lly

. 
w

he
n 

th
e 

pl
an

t ~
st

 c
al

ls
 t

or
 #

S 
cl

as
s 

co
nt

ai
ne

rs
. 

th
es

e 
sh

el
l b

e
 

as
 d

e
fin

e
d

 in
 t

he
 B

C
N

TA
 I

A
N

S
II 

St
an

da
rd

. 

LA
N

D
S

C
A

P
E

 N
O

TE
S 

AH
 w

or
k 

sh
al

l m
ee

t 
or

 e
xc

e
e

d
 t

he
 r

eq
ui

re
m

en
ts

 o
s 

ou
tli

ne
d 

in
 t

he
 c

ur
re

nt
 

ed
iti

on
 a

t 
th

e 
B.

C
. 

La
nd

sc
ap

e 
S

ta
nd

ar
d

. 
2 

A
II'

S
ol

l L
an

ds
ca

pe
 A

re
as

' o
re

 t
o 

b
e

 ir
rig

at
ed

 w
it

h 
o 

hi
gh

 e
ff

ic
ie

nc
y 

irr
ig

at
io

n 
sy

st
em

. 
A

 h
ig

h 
ef

fic
ie

nc
y 

irr
ig

at
io

n 
sy

st
em

 s
pe

ci
fie

d 
in

 o
il 

co
m

m
o

n
 a

re
as

. 
in

cl
ud

in
g 

th
e 

en
tr

y 
e

n
d

 u
pp

er
 te

rr
ac

e 
ar

ea
s.

 
3 

Th
e 

in
ig

a
tio

n
 s

ys
te

m
 d

es
ig

n 
an

d 
im

to
llo

tio
n 

sh
an

 b
e

 in
 a

cc
o

rd
a

n
ce

 w
ith

 
th

e 
Ir

rig
at

io
n 

In
du

st
ry

 o
f 

BC
 S

ta
nd

ar
d

s 
a

n
d

 G
u
i
d
e
~n
e
s
 

4.
 

A
ll 

la
n

d
sc

a
p

e
d

 p
at

io
s 

to
 b

e
 p

ro
vi

de
d 

w
ith

 a
 h

os
e 

bi
b.

 
H

os
e 

bi
bs

 s
ho

ul
d 

b
e

 p
ro

vi
d

e
d

 fo
r 

a
ll 

p
a

tio
 a

n
d

 c
o

m
m

o
n

 a
re

as
 g

re
at

er
 !h

en
 I

O
O

sq
.ft

. 

P
ri

va
te

 P
a

ti
o

 
E

xt
e

n
si

ve
 G

re
e

n
 R

o
o

f 

M
a

te
ri

a
l 

Le
g

e
n

d 

K
ey

 
G

ra
p

h
ic

 
D

e
sc

ri
p

ti
o

n
 

D
 

C
IP

 I
n

te
g

ra
l 

C
o

n
c
re

te
 P

a
v
in

g
 

0 
C

o
lo

u
r:

 N
a

tu
ra

l 
P

a
tt

e
rn

: 
S

a
w

 c
u

t 
a

s 
s
h

o
w

n
 

F
in

is
h:

 L
ig

h
t 

b
ro

o
m

 

D
 

C
IP

 I
n

te
g

ra
l 

C
o

n
c
re

te
 P

a
v
in

g
-

V
e

h
ic

u
la

r 

0 
C

o
lo

u
r:

 B
lu

ff
 

F
in

is
h:

 l
ig

h
t 

b
ro

o
m

 
P

a
tt

e
rn

: 
S

o
w

 c
u

t 
a

s 
sh

o
w

n
 

• C
IP

 I
n

te
g

ra
l 

C
o

n
c

re
te

 P
a

v
in

g
 

0 
C

o
lo

u
r: 

C
h

a
rc

o
a

l 
F

in
is

h:
 L

ig
h

t 
b

ro
o

m
 

P
a

tt
e

rn
: 

12
"x

 1
2

"g
ri

d
 

lm
l 

G
ra

n
it

e
 T

ile
 P

a
v

in
g

 

0 
S

iz
e:

 1
2

"x
2

4
"x

3
/4

" 
C

o
lo

u
r:

 C
h

a
rc

o
a

l 
F

in
is

h
: F

la
m

e
d

 
P

a
tt

e
rn

: 
S

ta
c
k
e

d
 S

a
n

d
 

S
u

p
p

lie
r:

 B
e

d
ro

c
k
 [

6
0

4
-9

4
1

-7
7

8
3

) 

D
 

P
re

ca
st

 C
o

n
c
re

te
 U

n
it 

P
a

v
e

rs
 

0 
S

iz
e:

 8
 7

/8
" 

x 
8 

7
/8

" 
x 

2 
3

/8
" 

C
o

lo
u

r:
 C

h
a

rc
o

a
l 

25
%

, 
N

a
tu

ra
l 

75
" 

F
in

is
h

: 
F

la
m

e
d

 
P

a
tt

e
rn

: 
S

ta
g

g
e

re
d

 R
u

n
n

in
g

 B
o

n
d

 
S

u
p

p
lie

r:
 B

e
d

ro
c
k
 [

6
0

4
-9

4
1

-7
7

8
3

) 

II
 H

y
d

ra
p

re
s
s
e

d
 C

o
n

c
re

te
 P

a
v

e
rs

 

0 
S

iz
e:

 1
8

"x
 1

8"
 x

2
" 

C
o

lo
u

r:
 D

e
ss

e
rl

 S
a

n
d

 
F

in
is

h
: T

e
x
a

d
a

 
P

a
tt

e
rn

: 
A

s 
s
h

o
w

n
 

S
u

p
p

lie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

c
re

te
 

II
 H

y
d

ra
p

re
s
s
e

d
 C

o
n

c
re

te
 P

a
ve

rs
 

0 
S

iz
e:

 1
8

"x
 1

8
" 

x
2

" 
C

o
lo

u
r:

 N
a

tu
ra

l 
F

in
is

h:
 T

e
x
a

d
a

 
P

a
tt

e
rn

: 
A

s 
s
h

o
w

n
 

S
u

p
p

lie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

c
re

te
 

fJj
J 

IP
E

 D
e

c
k
in

g
 

0 
P

a
tt

e
rn

: 
A

s 
s
h

o
w

n
 

H
y
d

ra
p

re
s

se
d 

C
o

n
c
re

te
 P

a
v

e
r 

S
te

p
sl

o
n

e
s 

0 
0

0
0

0
 

S
iz

e:
 2

4
"x

 2
4

"x
2

" 
C

o
lo

u
r:

 N
a

tu
ra

l 
F

in
is

h:
 T

e
x
a

d
a

 
P

a
tt

e
rn

: 
A

s 
s
h

o
w

n
 

S
u

p
p

lie
r:

 A
b

b
o

ts
fo

rd
 C

o
n

c
re

te
 

~
 

W
a

s
h

e
d

 P
lo

y 
S

a
n

d
 

~
 

S
u

p
p

lie
r:

 L
a

fo
rg

e
 

[ill
]] 

R
e

sl
lle

n
t 

P
o

u
re

d
 R

u
b

b
e

r 
S

a
fe

ty
 S

u
rf

a
c
in

g
 

0 
C

o
lo

u
r:

 7
5%

 B
lu

e
 /

2
5

%
 B

la
c
k
 

S
u

p
p

lie
r:

 M
a

ra
th

o
n

 S
u

rf
a

ce
s 

N
a

tu
ra

l 
S

te
p

st
o

n
e

s 
T

yp
e

: P
e

n
n

sy
lv

a
n

ia
 B

lu
e

st
o

n
e

 
S

u
p

p
lie

r:
 N

o
rt

h
w

e
s
t 

La
n

d
s
c
a

p
e

 S
u

p
p

lie
s 

F
ur

ni
tu

re
 L

e
g

e
n

d
 

K
e

y 
G

ra
p

h
ic

 

0 

D
e

s
c
ri

p
ti

o
n

 

B
e

n
c
h

 
S

u
p

p
lie

r:
 L

a
n

d
s
c
a

p
e

 F
o

rm
s 

C
o

lo
u

r:
 S

te
e

l 
M

o
d

e
l:

 R
e

d
lin

e
 B

a
c
k
e

d
 B

e
n

c
h

 w
/ 

a
rm

, 
70

" 
L

e
n

g
th

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
c
e

 

S
ix

 S
ta

ll 
B

ik
e 

R
a

c
k
 

M
o

d
e

l:
 L

a
n

d
s
c
a

p
e

 F
o

rm
s 

R
in

g
 

M
o

u
n

ti
n

g
: 

S
u

rf
a

c
e

 

C
o

m
p

o
st

 B
in

 

Fi
ni

sh
: 

S
ta

in
le

ss
 s

te
e

l 

S
u
p

p
lie

r:
 N

o
rs

e
m

a
n

 P
la

s
ti

cs
, 

1-
8

0
0

-8
9

4
-8

3
9

7
 

M
o

d
e

l:
 E

a
rt

h
 M

a
c
h

in
e

 #
 N

P
L 

3
0

0
 

B
e

n
c

h 
S

u
p

p
lie

r:
 M

a
g

lin
 

M
o

d
e

l: 
M

L
B

5
 I

 0
-M

V
A

 
M

o
u

n
ti

n
g

: 
S

u
rf

a
c
e

 

C
o

lo
u

r:
 G

u
n

m
e

ta
l 

F
in

e
te

x 

O
a

k 
P

a
rk

 R
e

si
d

e
n

ce
 V

a
s

e 
o

n
 Q

u
e

e
n

 A
n

n
e

 P
e

d
e

st
a

l 
S

u
p

p
lie

r:
 K

a
te

 H
o

lla
n

d
 L

a
n

d
s
c
a

p
e

 A
cc

e
ss

o
ri

e
s 

L
td

. 
M

o
d

e
l:

 F
LW

O
P

R
-2

9 
(V

a
se

).
 D

C
Q

P
-1

9 
(P

e
d

e
st

a
l)

 
C

o
lo

u
r:

 L
im

e
s
to

n
e

 

0
..

 
C

J 

r 
Le

ve
l 

11
 /1

5
/1

6
 L

an
d

sc
ap

e 
R

oo
f 

P
la

n 
P

IN
N

A
C

LE
 L

IV
IN

G
 A

T 
C

A
P

S
TA

N
 V

IL
LA

G
E

 -
PH

A
SE

 2
 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

1
0

2
-1

6
3

7
 W

e
st

 5
th

 A
ve

n
u

e
 

V
a

n
co

u
ve

r,
 B

.C
. 

V
6

J 
1 

N
S

 

D
A

TE
: 

1
8

Ju
ly

2
0

1
7

 

S
C

A
LE

: 
I /

1
6

" 
=

 I
 '-

0'
 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
Ss

 



~-

D
U

R
A

N
T

E
 K

R
E

U
K

 L
TD

. 
L

A
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2

-1
63

7 
W

es
t 

5t
h 

A
ve

n
u

e 
V

an
co

u
ve

r,
 B

.C
. 

V
6J

 1
 N

5 

H
A

ZE
LB

R
ID

G
E 

W
A

Y
 

I . . II!
 

I 
I•

. ~
 

'i 
i_

·· 

~~·
-:~

 . .
 

. 

~
 
~
 

I 

LE
G

EN
D

 

G
ra

p
h

ic
 

D
e

sc
ri

p
tio

n
 

r:', 
// :1

 
II

/;
~/
;/
; 

P
ri

va
te

 O
u

td
o

o
r 

O
p

e
n

 S
p

a
c
e

 -
P

a
ti

o
/T

e
rr

a
ce

s 

D
 

In
a

cc
e

ss
ib

le
 G

re
e

n
 R

o
o

f 

r 
..

..
..

..
. 

, 

' 
C

h
ild

re
n

's
 P

la
y 

S
p

a
c
e

 
" .

...
. --

.. 
r
-
-
, 

I 
I 

E
C

D
 H

u
b

 
L

-
-
.
.
1

 

r-
--

, 
C

o
m

m
o

n
 O

u
td

o
o

r 
O

p
e

n
 S

p
a

c
e

 
L

 _
_

 .J
 

B
o

u
n

d
a

ri
e

s 

-
··

-
P

ro
p

e
rt

y 
Li

n
e

 

C
O

M
M

O
N

 O
U

TD
O

O
R

 A
M

E
N

IT
Y

 S
PA

C
E 

A
R

EA
S 

P
R

O
V

ID
E

D
 

L
e

v
e

ll
 

11
,2

47
 s

q.
 f

t. 
L

e
ve

l4
 

10
,0

20
 s

q.
 f

t 
L

e
ve

lS
 

3,
44

3 
sq

.f
t. 

L
e

ve
l 9

 N
o

rt
h 

4,
36

7 
sq

. 
ft

. 
Le

ve
l 

9 
S

o
u

th
 

5,
19

0 
sq

. 
ft

. 
Le

ve
l 

10
 

5,
04

5 
sq

. 
ft

. 
To

ta
l 

39
,3

12
 S

q
. I

I. 

**
*N

O
TE

: 
A

re
a

s 
p

ro
v
id

e
 a

b
o

v
e

 e
x
c
lu

d
e

 a
ll 

p
ri

v
a

te
 p

a
ti

o
s*

**
 

S
U

M
M

A
R

Y
 O

F 
O

U
TD

O
O

R
 A

M
E

N
IT

Y
 S

PA
C

E 
R

EQ
U

IR
EM

EN
TS

 

# 
O

F
 U

N
IT

 I
N

 P
R

O
P

O
S

E
D

 D
E

V
E

LO
P

M
E

N
T

 
41

8 
M

IN
IM

U
M

 O
C

P
 O

P
EN

 S
P

A
C

E
 R

EQ
U

IR
E

M
EN

T 
26

,9
96

 s
q.

 f
t. 

(2
,5

08
m

2)
 

(6
m

2
/ 

p
e

r 
u

n
it)

 
M

IN
IM

U
M

 C
C

A
P

 O
P

E
N

 S
P

A
C

E
 R

E
Q

U
IR

E
M

E
N

T 
9,

62
3 

sq
. f

t. 
(8

94
m

2)
 

(1 
0%

 o
f 

n
e

t 
si

te
 A

re
a

) 

TO
TA

L 
O

U
TD

O
O

R
 A

M
E

N
TI

Y
 O

PE
N

 S
PA

C
E 

R
EQ

U
IR

ED
 

36
,6

20
 S

q
. I

I. 

TO
TA

L 
O

U
TD

O
O

R
 A

M
E

N
IT

Y
 O

PE
N

 S
PA

C
E 

P
R

O
V

ID
E

D
 

39
,3

12
 S

q
. f

l.
 

O
TH

ER
 O

P
E

N
 S

PA
C

E 
A

R
EA

S 
Le

ve
l 

4 
E

C
D

 O
u

td
o

o
r 

S
p

a
c
e

 
9,

30
5 

S
q.

 f
t. 

IN
A

C
C

ES
SI

BL
E 

G
R

EE
N

 R
O

O
F

 
L

e
ve

ll
\ 

86
9S

q
. f

t. 
L e

v
e

l 
15

 
3,

35
3 

S
q

. f
t. 

Le
v
e

l 
16

 
5,

97
5 

S
q

. f
t.

 

P
R

IV
A

TE
 O

U
T

D
O

O
R

 O
P

E
N

 S
P

A
C

E
 T

E
R

R
A

C
E

 A
R

E
A

S
 

Le
v
e

l
l 

4,
24

8 
sq

. 
ft.

 
Le

v
e

l 4
 

1,
84

0 
sq

. 
ft

 
Le

v
e

lS
 

80
8 

sq
.f

t.
 

Le
ve

l 
9 

N
o

rt
h

 
46

4 
sq

. 
ft.

 
Le

ve
l 9

 S
o

u
th

 
67

2 
sq

. f
t. 

Le
v
e

ll
O

 
85

3 
sq

. 
ft.

 
L

e
ve

l1
5

 
1 

72
3s

a
. f

t. 
L

e
ve

l 
16

 
4,

46
4s

q.
 f

t. 
To

ta
l 

15
,0

72
 S

q.
 I

I. 

C
O

M
M

O
N

 C
H

IL
D

R
E

N
'S

 P
LA

Y 
SP

A
C

E 
A

R
EA

S 

Le
v
e

l 4
 

2,
11

3 
sq

. 
ft 

Le
v
e

l 9
 N

o
rt

h
 

85
1 

sq
. 

ft.
 

Le
ve

l 
9 

S
o

u
th

 
1,

53
8 

sq
. 

ft
. 

Le
ve

l 
10

 
1,

97
7 

sq
. 

ft
. 

To
ta

l 
6,

47
9 

Sq
. I

I. 

M
IN

IM
U

M
 C

H
IL

D
R

E
N

'S
 P

LA
Y

 S
P

A
C

E
 R

E
Q

U
IR

E
D

 
6,

45
9 

S
q

. f
t. 

(6
00

m
2)

 

TO
TA

L 
C

H
IL

D
R

E
N

'S
 P

LA
Y 

SP
A

C
E 

P
R

O
V

ID
E

D
 

6,
47

9 
Sq

. I
I. 

D
.. 

C
J r 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E 
-

PH
A

SE
 2

 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
1

/1
6

"=
 1

-0
" 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
5t

 



I 

I I I I I I I I I I I I I I I I I I I I I I I I ) I 

I I I 

I 

I I I 

/ 

/ 
//

 
/ 

/
'
'
 

. 
.I

 
/ 

/ 
/ 

/ 

I / 

/ 
I 

//
 

D
U

R
A

N
T

E
 K

A
E

U
K

 L
T

D
. 

LA
N

D
S

C
A

P
E

 A
R

C
H

IT
E

C
T

S
 

10
2-

16
37

 W
es

t 
5t

h 
A

ve
nu

e 
V

an
co

uv
er

. B
.C

. 
V

6J
 1

N
S

 

'"
T

'··
\ 

-
-
-
-
~
(

'!
 

I 
-
-
,
 

P
R
I
V
A
T
~
 R

O
A

D
 

H
A

ZE
LB

R
ID

G
E

 
W

A
Y

 

0 <
( 0 0::
:: :r:
 

t:::
: 
~
 

(
/)

 

X
 

U
J 

(
/)

 

-
... - 'I

 ' 
) 

Li
gh

tin
g 

L
e

g
e

n
d

 -
FO

R
 R

EF
ER

EN
C

E 
O

N
LY

 -
RE

FE
R 

TO
 E

LE
C

TR
IC

A
L 

K
e

y 
G

ra
p

h
ic

 
D

es
cr

ip
ti

o
n

 

v 
S

te
p 

Li
gh

t 

(
i 

B
o

lla
rd

 L
ig

ht
 

$ 
D

o
w

n
 L

ig
ht

 I
n

te
g

ra
te

d
 In

 t
re

lli
s 

st
ru

ct
ur

es
 

v 
T

re
e 

U
p

ll
g

h
t 

LE
O 

R
op

e 
lig

ht
 

.,. 

C
o

n
ce

p
tu

al
 L

an
d

sc
ap

e 
Li

gh
tin

g 
P

la
n 

P
IN

N
A

C
LE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 

D
A

TE
: 

18
 J

ul
y 

20
17

 

S
C

A
LE

: 
1 /

16
' 
~
 
1'

-0
" 

D
R

A
W

N
: 

A
l 

P
R

O
JE

C
T 

N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
5u

 



L-
1.

1 

L-
1.

2 

T
yp

ic
a

iE
xp

an
so

rn
JO

in
t:

F
rt

ne
bo

ar
d 

m
a

te
fl

ill
w

iS
e

a
l.

ln
t.

a
sp

e
r 

S
pe

ci
llc

at
io

n.
 P

la
ce

a
ta

ll 
to

ca
tio

ns
w

he
fe

s.
la

bm
ee

ts
la

bu
tt

sw
.t

h 
w

al
ls

 o
r 

st
a

irs
. 

P
l'o

vi
de

 a
t m

in
im

um
 

e
ve

fY
6

m
u

n
le

ss
o

th
e

rw
is

e
sh

o
w

n
o

n
 

La
yo

u
t P

la
n 

N
o

le
s:

 
r 

R
e

fe
rt

o
P

ia
n

a
n

d
S

p
e

ci
lic

a
tio

ns
to

r 
ta

yo
ut

,r
yp

eo
lc

o!
'IC

I'e
te

p
a

vl
n

g
a

n
d

 
tin

is
hi

ng
 

9:
~~
1~
S~
~~
~~
~~
~n
; 0o

2i~
~~w

alk
 at

 

C
.I.

P
.c

on
cr

e
te

p
a

vr
n

g
a

t3
5

M
P

A
 

I C
on

lW
L

Jo
in

t S
aW

O
JI

 m
in

. 
31

4 
de

ep
 

P
ro

vi
d

e
e

ve
ry

l.
S

m
.u

nl
es

so
lh

er
w

rd
e 

f
-
+

-
-
-
l
f
-
-
-
H

 

C
o

n
cr

e
te

 P
a

vi
n

g
· 

O
n 

G
ra

de
 

S
ca

le
 1

" 
=

 1'
·0

" 

N
O

IE
: 

C
u

ta
ii

P
a

ve
rs

a
sr

e
q

u
tr

e
d

to
 

~n
ar
a~
~u
f~
'~
~~
~~
az
,~
~~
!,
~n
,~
w~
 

cu
tw

ith
C

o
n

cr
e

te
S

to
n

a
 

S
aw

,
n

o
g

u
ll
lo

tl
n

e
c
u

ts
w

ll
lb

e
 

a
ll

ow
ed

. 

H
yd

ra
p

re
ss

e
d

 S
la

b
s·

 O
ve

r 
P

ar
ka

d
e 

S
ca

le
 1

" 
=

 1
 '·

0"
 

31
4'

 M
in

us
 b

as
e 

co
m

pa
ct

ed
 to

 9
5%

 M
P

O
 

~~
r~

~;
~~

~~
~a

~~
r~~

·;~
~g 

on
 

m
a

x3
'

ht
.b

rr
ds

ey
eo

n 
W

p
e

iiE
P

S
vo

id
rn

g
o

n
 

w
at

er
pr

oo
le

ds
us

pe
nd

ltd
sl

ab
. 

A
ll

w
o

rk
be

to
w

R
ig

ld
ln

tu
le

ll
o

n
to

 
b

e
 a

s 
sp

ec
ifi

ed
 b

y 
a

rc
h

it
e

ct
 

,-
--

--
~
:
~
~
.
~
~
~
r
~
~
 

S
o

d
d

e
d

 L
aw

n 
o

n
 S

la
b 

• 
O

ve
r 

P
ar

ka
de

 

lil
ta

rc
lo

lh
o

n
 

T
y
p

e
iE

P
S

V
o

id
fl

ll
a

sr
e

q
u

if
e

d
o

n
 

lit
te

rd
o

lh
o

n
 

4"
dr

a
in

ro
ck

o
n

 
lit

te
rc

lo
tt

ro
n 

dr
ai

nm
at

tp
rO

ie
ct

io
nb

oa
rd

on
 

ro
o
tb

a
m

e
ro

n
 

w
at

er
p

ro
of

ed
 s

us
pe

nd
ed

 s
ta

b.
 

L-
1

.2
 

S
ca

le
 1

" 
=

 1
'·0

" 

r
f
!
-
-
-
-
-

fe!
ll~

i~~
~~
 M

ed
iu

m
 o

n 
F~
te

rc
lo

th
 o

n 
4

'd
ra

in
ro

ck
o

n
 

dr
ai

nm
a!

lp
ro

te
ct

io
ob

oa
rd

on
 

ID
m

ilp
o/

yi
O

O
!b

ar
liE

!IO
V

I!I
 

w
at

l!f
))

ro
of

ed
su

sp
en

de
ds

la
b

. 

A
llW

o
rk

 B
e

lo
w

 R
ig

id
 

tn
s
u

ta
tt

o
n

to
b

e
a

s
s
p

e
c
lll

e
d

b
y
 

A
rc

h
tt

e
ct

a
n

d
E

n
ve

to
p

C
o

n
su

lt
a

n
ts

 

13
 

S
h

ru
b

 P
la

nt
in

g 
o

n
 S

la
b

· 
O

ve
r 

P
ar

ka
de

 

L-
1

.2
 

S
ca

le
1"

=
1'

·0
" 

N
o

te
s:

 
1.

 C
u

ta
lt

P
a

ve
rs

a
sr

e
q

u
ir

e
d

to
m

a
in

ta
in

 
pa
tt
er
nl
la
~o
ut
 a

s 
sh

ow
n 

on
 L

ay
ou

t 
P

la
ns

 
2

. 
A

ll
p

a
vB

fs
to

b
e

cu
tw

ith
C

o
nC

fe
te

S
tO

ne
 

S
aw

,n
o

g
u

lll
o

lln
e

c
ut

s
w

ll
lb

e
a

ll
o

w
ed

. 
3

. 
P

a
ve

rs
cu

ts
sh

ill
lll

e
n

o
le

ss
lh

a
n

 1
1

3
o

fo
rl

g
in

a
ls

rl
e

 

IU
n

iiC
o

n
cr

e
te

P
a

ve
rs

{r
er

er
 

to
P

ia
n

fo
rr

yp
e

a
n

d
la

yo
u

t}
 

o
n

m
in

.2
"s

a
n

d
se

tt
in

g
0

t!
d

 
o

n
6

'
o

i3
1

4
"M

in
u

sb
a

se
 

co
m

pa
ct

ed
 t

o 
9
5
~~
 M

P
D

 o
o 

c:
.o

m
pa

ct
e

d
su

b
g

ra
d

e
. 

P
re

ca
st

 C
on

cr
et

e 
U

n
it 

P
a

ve
rs

· 
O

n 
G

ra
de

 

L-
1.

1 
S

ca
le

 1
" 

=
 1

'·0
" 

L-
1.

1 

A
llW

o
rk

 B
e

lo
w

 
O

ra
ln

m
a

i/
P

ro
le

cl
lo

n
B

o
a

rd
to

b
e

 
a

p
e

cl
fl

e
d

b
yA

rc
h

lt
e

ct
a

n
d

 
E

n
ve

lo
p

C
o

n
su

lta
ns

 

24
"x

24
" 

C
on

cr
et

e 
P

av
er

s 
S

et
 In

 L
a

w
n

 o
n 

s
la

b
-

O
ve

r 
P

ar
ka

de
 

L-
1

.2
 

S
ca

le
 1

" 
=

 1
'-0

" 

,-
-
-
-
-

~3
!1

~:
,~
~5
~
=
 ~e

:u
~n

on
 

10
 

S
od

de
d 

La
w

n 
on

 S
la

b 
·

In
ve

rt
ed

 R
oo

f 

L-
1

.3
 

S
ca

le
 1

" 
=

 1
'-o

n 

fil
le

rd
o

th
o

n
 

T
yp

e
iE

P
S

V
o

id
F

ill
a

sr
e

q
u

ir
e

d
o

n
 

lil
le

rc
lo

th
o

n
 

4"
d

ra
in

ro
ck

o
n

 
lil

te
rd

o
th

o
n

 
dr

ai
nm

at
.p

ro
te

ct
io

nb
oa

rd
oo

 
ro

ot
 b

ar
ri

er
 o

n 
w

at
er

pr
oo

fe
d 

su
sp

en
de

d 
sl

ab
. 

2"
M

u
lc

h
o

n
 

18
"

T
yp

e
iii

G
ro

w
in

g
M

e
d

iu
m

o
n

 
o

n
fit

te
rc

lo
th

o
n

 
4"

dr
al

n
ro

ck
o

n
 

lil
te

n
;lo

lh
o

n
 

rig
ir;l

 i
ns
ul
a~
on
 o
~
 

d
ra

rn
m

a
llp

ro
te

ct
io

n
b

o
a

rd
o

n
 

!O
m

ilp
ol

yr
o

o
tb

a
rl

ie
r

on
 

w
at

er
pr

oo
fe

d 
su

sp
en

de
d 

sl
ab

. 

A
ll 

W
or

k 
B

e
lo

w
 R

ig
id

 
In

su
la

tio
n

 l
o

b
e

 a
s 

sp
ec

ifi
ed

 b
y 

A
rc

h
lle

ct
a

n
d

E
n

ve
lo

p
C

o
n

su
lt

a
n

ts
 

14
 

S
h

ru
b

 P
la

nt
in

g 
on

 S
la

b
· 

In
ve

rt
ed

 R
o

o
f 

L-
1

.3
 

S
ca

le
 1

" 
=

 1
'-0

" 

t1
2

k
; 

C
ut

ai
iP

a
ve

rs
a

sr
e

q
u

ir
e

d
to

m
a

in
ta

in
 

p
a

tt
e

fn
lla

yo
u

ta
ss

n
o

w
n

o
n

la
yo

u
tP

ta
n

s.
 

A
lip

a
vB

fs
to

b
e

cu
tw

ith
C

o
!'I

C
I'e

te
S

to
n

e
 

S
aw

. n
o

 g
u

ill
o

ti
n

e 
cu

ts
 w

ill
 b

e 
a

llo
w

e
d

. 

~~
~~
~~
~~
~~
~l

t A
llW

o
rk

 B
el

ow
 

~ 
O

ra
ln

m
aV

P
ro

te
e

llo
n

 
B

o
a

rc
tt

o
b

e
a

ss
p

e
cl

lle
d

 
b

y
th

e
A

rc
h

lt
e

e
ta

n
d

 
F

--
-'

:.
..

.;
_

_
;_

 _ 
_;_

..:
.;.

:.:
...

.:.
.£

..
:.

.:
:.

.:
;.

"-
~
-

,.
-

E
n

ve
lo

p
 C

o
n

su
lt

a
n

ts
 

P
av

er
s 

o
n

 S
la

b
-

O
ve

r 
P

ar
ka

d
e 

S
ca

le
: 

1 "
=1

 '·
0

" 

2
's

q
,H

yd
ra

pr
es

se
d

S
ta

b
sa

s 

lm
an

ul
ac

lu
re

d
b

yA
b

bo
ts

fo
rc

t 
C

on
cr

e
te

P
ro

d
u

ct
s.

in
p

a
n

e
rn

sh
ow

n 
on

 la
yo

u
t p

la
n 

•.. !~
j
 

L-
1

.2
 

24
"x

24
" 

C
o

n
cr

e
te

 P
av

e
rs

 S
et

 In
 l

a
w

n
 o

n
 s

la
b

· 
In

ve
rt

ed
 R

oo
f 

L-
1.

3 
S

ca
le

1
"=

1'
·0

" 1
-
o

;
-
-
-

~~!
'11

): 
~~~

Gr
ow

ing
 M

ed
iu

m
 o

n 
~
ta

st
rc

 W
ar

ni
ng

 M
es

h 
(S

ho
ve

l W
ar

n
in

g 
La

ye
r)

 o
n 

lrl
te

rc
lo

th
o

n
 

4"
d

ra
ln

ro
ck

o
n

 
lll

le
rc

lo
th

o
n

 
dr

ai
nm

at
lp

ro
te

ct
io

nb
oa

rd
on

 
ro

o
t 

barr
ier 

on
 

w
at

er
pr

oo
le

ds
l.l

sp
eo

de
ds

la
b

. 

N
ot

e:
 

P
la

st
ic

 W
ar

ni
ng

 M
es

h 
is

 to
 b

e 
pl

ac
ed

 
un

de
r 

al
l U

rb
an

 A
gr

ic
ul

tu
re

 a
re

as
 

R
ef

er
 to

 la
yo

ut
 p

la
ns

 L
 1 

fo
r e

xt
en

t. 

15
 

U
rb

an
 A

g
ri

cu
ltu

re
 P

la
nt

in
g 

on
 S

la
b

· 
In

ve
rt

e
d 

R
oo

f 

L-
1.

3 
S

ca
le

 1
"=

 1
'·0

" 

N
O

T
E

: 
C

u
ta

n
P

a
ve

rs
a

sr
e

q
u

ir
e

d
to

 
m

ai
nt

ai
np

at
te

n'
lll

ay
ou

ta
ss

h
o

w
n

 
on

 L
ay

ou
t P

la
ns

. 
A

ll 
pa

ve
rs

 to
 b

e 
cu

tw
it

h
C

o
n

o
'e

te
S

to
n

e
 

S
aw

. n
o

 g
u

ill
o

ti
n

e
 c

u
ts

 w
ilt

 b
e
 

a
llo

w
e

d
. 

H
yd

ra
p

re
ss

e
d 

S
la

bs
 o

n
 I

n
ve

rt
e

d
 R

o
o

f 

S
ca

le
 1

" 
=

 1
'-0

" 

G
en

er
al

 N
ot

es
: 

N
ot

es
: 

1.
 S

od
 s

ha
ll 

be
 s

an
d 

ba
se

 . 
2

. 
So

d 
su

pp
lie

d 
w

ith
 m

es
h 

w
ill

 b
e 

re
je

ct
ed

 a
nd

 
re

-in
st

al
le

d 
at

 c
on

tra
ct

o
r's

 e
xp

en
se

 

S
od

de
d 

La
w

n 
-O

n
 G

ra
de

 

L-
1

.1
 

S
ca

le
 1

" 
=

 1
'·0

" 

1.
 R

ef
er

 t
o 

A
rc

hi
te

ct
ur

al
 D

ra
w

in
g

s 
fo

r 
al

l 
st

ru
ct

u
ra

l 
an

d 
fin

is
hi

ng
 c

o
m

p
o

n
e

n
ts

 fo
r 

a
ll 

ci
p 

co
nc

re
te

 w
o

rk
. 

@
P

l
ay

 S
an

d 

~
 S

ca
le

1"
=

1
'-0

" 

16
 

N
ot

e:
 

,
-
-
-
-

~~
~{
~n
~a
~~
~(

Sho
vet

Wam
ing

l..
aye

r)o
n 

4"
cl

ra
ln

ro
ck

o
n

 
fil

te
rd

o
th

o
n

 
dr

a
in

m
a

llp
ro

te
ct

io
n

b
o

a
rd

o
n

 
ro

ot
ba

rr
le
~
o
o
 

w
at

er
P

fo
of

li'
ds

us
pe

nd
ed

si
ab

 

C
ut

a
iiP

a
ve

rs
a

s
re

qu
ir

e
d

to
m

a
in

ta
ln

 
pa

tte
rn

!la
yo

u
ta

ss
h

o
w

n
o

n
l.a

yo
u

tP
ta

n
s 

A
llp

a
ve

rs
to

b
e

c:
u

tw
it

h
C

o
n

cr
e

te
S

to
n

e
 

S
aw

.n
o

g
u

ill
a

lin
e

cu
ts

w
ill

b
e

a
llo

w
e

d
 

l3/
4·

"
~k

gr
an

it
ep

av
er

(s
ee

le
ge
nd
l0
f 

sp
ec

:if
ic

:a
tio

n
s)

o
n

 
m

m
.T

"
m

o
rt

a
ro

n
 

rm
n.

3"
co

nc
:r

et
es

ta
bo

n 
il
lc

hi
te

cr
u

r 
m

o
la

ss
e

m
b
ly

o
ve

rp
ar

k&
de

 

G
ra

ni
te

 T
ile

 P
av

in
g 

on
 S

la
b 

L-
~

.1
 

S
ca

le
: 

1"
 =

 1'
-0

" 

Ju
tv

 1
8,

20
17

 
O

P
R

es
ub

m
is

si
on

 
1 

d
o

te
: 

li
te

m
: 

R
ev

is
io

ns
: 

~
~l

Ou
ra

nt
e

Kr
eu
kl
td
 

10
2

·
1

6
3

7
W

e
st

5
th

Av
en

ue
 

Va
flC

O
liV

er
8C

V
6J

 t
N

5 

~
~

1'
60
46
84
40
11
 

'
-
'

*-
''6

04
6B

40
5n

 
w

w
w

.d
ki

bc
:c

a 

P
ro

je
ct

: 

C
A

P
S

T
A

N
 V

IL
LA

G
E

 P
H

A
S

E
 2

 
R

IC
H

M
O

N
D

, 
B

C
 

D
ro

w
n

b
y:

 
A

l/t
:::

l 

C
h

e
c
k
e

d
b

y
: 

A
l 

D
o

te
· 

JU
iy

20
17

 

S
ca

le
: 

o
ss

h
o

w
n

 

D
ra

w
in

g 
T

itl
e:

 

D
e

ta
il
s
 

P
ro

je
c

t 
N

o
.:

 

14
03

5 

S
he

et
 N

o
.: 

5
v 

c.
. 

C
J 



G
e

n
e

ra
l N

ot
es

· 
1.

 
O

o
n

o
te

u
!T

re
e

le
a

d
e

r.
 

2.
 P

ro
te

ct
 tr

ee
 fr

om
 d

am
ag

e 
du

nn
g 

pl
an

tin
g.

 
E

nS
U

fe
 r

oo
tb

al
l p

ro
te

ct
ed

 fr
om

 S
un

. F
ro

st
 o

r 
O

es
si

ca
tiO

fl 
3.

 E
ns

ur
e 

tre
e 

lo
:::

al
io

n 
do

es
 n

ot
 c

on
fli

ct
 w

rll
l U

nd
er

gr
ou

nd
 S

eM
ce

s 
"C

al
l b

ef
or

e 
di

gg
rn

g
• 

N
o

te
: 

E
ns

ur
e 

to
p

 o
l r

oo
rb

a
llr

s 
at

 o
r 

sl
ig

hd
y 

ab
ov

a 
F

m
is

h!
!d

 G
ra

de
. 

R
em

ov
e 

to
p 

11
3 

ot
 b

ur
la

p 
!ro

m
 r

oo
tb

al
l a

nd
 tw

m
af

ro
m

 b
as

s 
o

l t
nm

k
. 

( 
an

d/
or

 w
ire

 b
as

ke
t ,

itl
in

g 
lo

op
s"

 a
nd

 to
p 

ro
w

 o
f 
ba

sk
et

).
 R

em
ov

e 
a

n
ys

o
ilo

n
to

p
o

l"
o

n
g

in
a

l"
ro

oa
:ra

ll. 

,
-
-
-
-
-
-
-
-
-
-
-
-
-
-
-

!l
fu
,~
~~
~=
~~
=~
C2
"D
r~
~s
sP
ip
e 

of
 

M
ol

ch
. 

F
'a

in
tc

ap
bl

ac
k 

P
ro

vi
de

 
st

e
e

lw
a

sh
e

ra
n

a
ch

e
d

to
to

p
o

fc
a

p
 

S
e

td
ra

in
p

lp
e

o
n

d
ra

ln
m

a
tt

o
 

,-
-
-
-
-

-
-

'l
:!

.~
11 F
''
;:
I~
~~
II
ws
=~
~~
ln
pl
an
tl
ng

. 

.
-
-
-

-
~e

~~
~~

~n
o~

n~
~;

r~
r~

~~
g~

 4'
 

dr
ai

n 
ro

ck
 o

n 
dr

al
nm

at
/p

ro
te

ct
lo

nb
oa

rd
 

on
 I

O
m

ii
P

o
ly

ro
o

tb
a

rr
ie

ro
n

 
w

at
er

pr
oo

fe
d 

su
sp

en
de

d 
sl

ab
. 

T
yp

ic
a

l T
re

e 
P

la
n

ti
n

g
 o

n 
S

la
b

-
O

ve
r 

P
ar

ka
de

 

L-
1.

2 
S

ca
le

1"
=

1
'-

0
" 

N
o

te
: 

R
em

ov
ea

lls
pl

ln
te

fs
an

cl
ro

ug
he

dg
es

 
o

l w
o

o
d

 lo
gs

. S
an

d 
S

m
oo

th
. 

-

~?
o:
;:
 ... ;·

-::
;..

~~~
~.-

:f-
:·:

:;-
-.;

?{~
:/'

:;:
 .. ~~

,~
--

1,
1 

I 
1

11
1

1 
1

1
1

1
1 1

1
1
1

1
1

1
1 

1
1

1 

.11
11!

111
111

1ll
lli

 Ill 
lU

I -

W
e

sl
e

fn
re

d
ce

d
a

r 
b

a
la

rl
d

n
g

lo
g

w
/1

• 
b

u
lln

o
se

a
ro

o
n

d
to

p
o

llo
g

· 
se

e
la

yo
o

tp
la

n
fo

rl
o

ca
!io

n
 

an
ds

rz
e 

12
"F

ib
ar

sa
le

_ty
su

rf
a

ce
o

n
 

~~
o~

~f
f~

:r
nn

~a
~!

b 
to

 

G
al

v.
st

e
e

lp
o

st
sa

d
d

le
w

/ 
tr.

2"
0

ga
lv

.s
te

e
lb

o
lts

ci
w

 
ga

lv
.s

te
e

lw
a

sh
e

rs
a

n
d

n
u

ts
 

B
a

la
n

ce
 L

og
s 

In
 R

e
sl

ll
an

t P
la

y 
S

u
rf

a
ce

-
In

ve
rt

e
d

 R
oo

f 

G
e

ne
ra

l N
o

te
s

: 
1 

O
o

n
o

te
u

tT
re

e
le

a
d

e
r 

2 
P

ro
te

ct
 tr

ee
 fr

om
 d

am
ag

e 
du

rin
g 
p
l
a
n
~
n
g

_ 
E

ns
ur

e 
ro

ot
ha

ll 
pr

!->
te

ct
ed

 fr
om

 S
un

. 
F

ro
st

 o
r 

D
eS

S
ic

at
io

n 
3 

E
ns

ur
et

re
el

oc
at

io
nd

oe
sn

ot
co

ni
i!C

tw
rt

tr
U

nd
er

gr
ou

nd
S

ew
rc

es
. 

"C
al

lb
ef

or
ed

ig
gi

ng
".

 

N
ot

e
: 

E
ns

ur
e 

to
p

 o
l r

oo
tb

al
l i

s 
at

 o
r s

lig
hd

y 
ab

ov
e 

Fi
m

sh
ed

 G
ra

de
 

R
e

m
o

ve
to

p
1

1
3

o
lb

u
rL

a
p

fr
o

m
ro

o
tb

a
lla

n
d

tw
in

e
fr

o
m

b
a

se
o

ltr
u

n
k.

 
~
~
~
 :
r
~
a
~
k
~
~
~
~
~
 :
~~
:.
nd
 to

p 
ro

w
 o

f b
as

ke
t).

 R
em

ov
e 

10
"0
P~
g~
~b
~?
n~
n~
~e
::
i:

 -
-
-
-
b
~
 

of
 

M
ul

ch
.P

ai
nt

ca
pb

la
ck

.P
ro

vl
de

 
st

e
e

tw
a

sl
"l

e
ra

tt
a

ch
e

d
to

to
p

o
fc

a
p.

 
S

e
td

ra
ln

p
ip

e
o

n
d

ra
in

m
a

tt
o

 
e

n
su

re
lr

e
e

llo
w

a
tw

a
te

rp
ro

o
lin

g
 

le
ve

l 
P

ro
vi

de
at

aH
st

ab
dr

ai
ns

w
rt

tr
in

 
p

la
nt

in
g 

E
xt

en
C

IF
ilt

er
cl

ot
tr

up
si

de
so

l 

a
c
c
e
s
s
~
~
:
~
~
J
~
~
~
 

,
-
-
-
-
-
-

C
u

ta
n

d
re

m
o

ve
to

p
1

1
3

rd
 o

lb
u

rf
a

p
 

R
oo

lln
gb

al
as

ta
tp

er
im

et
er

al
on

g 
pa

ra
pe

t w
al

l 

N
o

te
: 

lo
w

s
o

ilp
ro

lil
ep

la
nt

er
as

se
m

bl
y 

m
an

ul
ac

tu
re

db
yX

er
ol

lo
r 

T
el

.t
-2

89
-9

97
-1

5
4

4
o

r 
in

lo
@

xe
ro

llo
rc

a
 

~!
i,

'~
Ii

OS
~i

~~
l'

"~
-

P
re

-v
eg

et
at

ed
 m

os
s 

se
du

m
 b

la
nk

et
 o

n 
3

"e
_n

gl
ne

er
ed

X
er

oT
er

r®
gr

ow
ln

gm
ed

iu
m

 
o

n
lr

lte
rf

le
e

ce
o

n
 

~~
~;
:l
~~
~S
S:
~~
~~
: ~

~e
r o

n 
rig

id
rn

su
la

tio
no

n 
dr

ai
nm

al
lp

.-
ot

ec
tio

nb
oa

rd
on

 
tO

m
ilp

o
ly

ro
o

lb
a

fl
ie

ro
n

 

~~i
::f

":r
1 :!

~~
s:

i~
:!

 ~
s
~
n

. 

F
o

rA
II

W
o

rk
B

e
lo

w
 

D
ra

ln
m

aV
P

ro
te

ct
lo

n 
B

o
a

rd
u

e
A

c
h

ll
e

c
tu

ra
l 

an
d 

E
nv

el
op

 

1-
'-

'-
"-

''-
'-

-'
'"

-"
'"

'-
'-

-"
-'

-"
-'

-"
-'

-"
-'

-'
4<

'-
"-

'-
'-

''-
"-

''-
'-

"'
-'

"'
-f

--
+

 D
w

gs
. 

T
yp

ic
a

l T
re

e
 P

la
n

tin
g

 o
n 

S
la

b 
w

it
h 

D
ra

in
 A

cc
e

ss
 P

ip
e 

In
 P

la
n

te
rs

 o
n 

S
la

b
-

In
ve

rt
ed

 R
o

o
f 

P
re

-V
eg

et
at

ed
 L

o
w

 S
oi

l 
P

la
n

te
r

-
U

p 
to

 P
ar

ap
et

 

L-
1

.3
 

S
ca

le
 1

" 
=

 1
'-0

" 

T
yp

ic
a

l 
S

al
va

ge
d 

L
o

g
 B

en
ch

 i
n

 F
lb

ar
 P

la
y 

S
u

rf
a

ce
 

N
o

l<
!:

 
1.

 M
o

im
u

m
 c
lO

!I
o~

cc
 b

<!
lw

C
1!

n 
lO

g 
d

o
w

"l
' 

lo
b

e
 

r\0
\J

I"C
O

IIO
f 
l
~
o
n
 3

" 
w

/o
m

ln
im

.J
m

o
l 

1w
o
o
o
w
e
~
o
e
<
k
>
\
l
 

2
.A

'*
'c

e
n

l•
u

rl
o

c
l!

lr
i'
K

ll
,_

lo
r"

IU
b

u
"rl

d·
uP

 
m

oy
 "
f
J
<
'
'
·
r
~
l
e
r
l
o
l
o
n
d
l
C
o
p
o
o
o

iO
f"

l 

3
.
l
o
~
l
l
l
~
·
=
~
"
'
"
"
r
'
·
 
lo

g
 o
l
o
m
e
l
-t
~l
t"
l<
lu
OJ
tl
<l
 

O
P

I>
"O

•.
 l

:l
'"
~
ig
~
o
n
d
 I

Z
"•

w
id

l!
 

L-
1.

3 
S

ca
le

 1
" 

=
 1

'-0
" 

!+
---

-
-

-
-
-

C
om

po
st

 B
in

 

,
-
-
-
-

+
-
-
-
-
-
-
-

S
la

b 
dr

ai
n 

-s
ee

ar
ch

it
ec

tu
ra

ld
w

g
s.

 

1 o
 

C
o

m
p

o
st

 B
in

 w
it

h
 D

ra
in

a
g

e
 L

a
ye

r 

P
en

ns
yl

va
ni

aB
iu

es
to

ne
st

ep
st

on
-e

s 

I S
u

p
p

lle
d

b
yN

o
rt

h
w

e
st

la
n

d
sc

a
p

e
S

u
p

p
le

s 
rn

p
a

tt
e

rn
sh

o
w

n
o

n
p

la
n

 

L
31

 

L-
1.

3 
S

ca
le

1
"=

1
'·

0
" 

L-
1.

2 
S

ca
le

 1
" 

=
 1

'-0
" 

L·
1

.3
 

Sc
al

e1
"=

1'
-0

" 

@
 Natu

ra
l S

te
p

st
o

n
es

 

L-
1.

2 
S

ca
le

 1
" 

=
 1

'-0
" 

IP
E

 D
ec

ki
ng

 a
t 

B
u

ild
in

g
 F

ac
e 

L-
1.

2 
S

ca
le

: 
1"

 =
 1

'-0
'' 

1 
1/

Z"
 x

 5
 1

/'l
' I

PE
 d
e
c
~
 b

oa
rd

s 
on

 
2

x
6

w
o

o
d

jo
is

ts
o

n
 

p
lo

sl
ic

sp
o

ce
ro

n
 

E
P

S
V

o
id

ln
g

o
n

 
d

ro
in

m
o

lo
n

o
rc

h
lle

ct
u

ro
l 

bu
ild

-u
p.

 

IP
E

 D
e

ck
in

g
 

L-
1

.2
 

S
ca

le
: 

1"
 =

 1
'-0

" 

@
 IPE D

e
ck

in
g

 

L-
1

.2
 

S
ca

le
. 

1 
=

 1
 -0

 

Jv
ly

 1
6,

2
0

1
7

 
D

P
R

es
ub

m
is

si
on

 
1 

d
o

le
: 

lit
e

m
: 

R
e

vis
io

ns
: 

~
~

OU
Ja

nt
eK

re
uk

lt
d 

ii 
1

0
2

-1
6

3
7

W
e

s!
S

th
A

ve
n

u
e

 
i 

V
an

co
uv

er
 B

C
 V

6
J 

1 N
S 

_
,
.
.
.
.
~

t-
60
46
84
46
11
 

'-
1

 ~ 
f·

6
0

4
6

8
4

o
s
n

 
w

w
w

.c
ltl

b
cc

a
 

P
ro

je
ct

: 

C
A

P
S

TA
N

 V
IL

LA
G

E
 P

H
AS

E 
2 

R
IC

H
M

O
N

D
, B

C
 

D
ro

w
n

 b
y:

 
A

l/
KL

 

C
h

e
ck

e
d

 b
y:

 

D
o

te
: 

JU
ty

20
17

 

S
ca

le
: 

a
ss

h
o

w
n

 

D
ra

w
in

g
 T

ill
e

: 

D
e

ta
il
s
 

P
ro

je
ct

 N
o.

: 

14
03

5 

S
he

e
t N

o.
: 

5
w

 

a.
. 

c 

l 



5
0

m
m

x5
0

m
m

iP
E

w
o

o
d

 
-

-
-
-
-
-
-
-
,
 

S
ec

tio
n 

S
c
a

le
 1

" 
=

 1'
-0

" 

C
U

R
VE

D
 W

O
O

D
 B

EN
C

H
 

A
S

 S
H

O
W

N
 

,.d
ja

ce
nt

m
at

er
ia

ts
va

ry
. 

A
e

te
rt

o
p

la
n

 

@
 Cant

ile
ve

re
d

 B
e

n
ch

 

L-
1

.1
 

S
ca

le
 1

" 
== 

1'
·0

" 

,
-
-
-
-
-

IP
E

w
o

o
d

 s
cr

e
w

e
d

 t
o 

b
ro

ck
e

t 
fr

om
 

b
e

lo
w

. 
S

iz
ei

 o
f 

IP
E 

w
o

o
d

 v
ar

ie
s 

re
fe

rl
o

P
kl

l1
,.

 o
n

d
P

K
ln

B
o

n
th

is
 

3.
5"

 ~
 3

.5
 ~
 1

0'
 S

-4
5 

fin
is

he
d 

lp
e

tim
b

e
rs

:o
u

ts
id

e
e

cl
g

e
st

o
 

lla
ve

11
2"

ch
am

fe
r 

to
 b

e 
su

pp
lie

d 
lof

1!1
 e

no
ug

h 
to

 s
eo

.~
re

 
bf

!n
ch

in
to

co
nc

re
te

pa
d 

l!:
~r
ec
oo
~.
/~
~~
~~
::
;;
~~
ar
e 

B
u
i
i
O
O
p
m
a
y
~
a
r
y
c
l
e
p
e
n
c
l
i
n
g
o
n
 

t
be

nc
hl

oc
at

ro
n.

re
le

t"
to

dr
aw

in
g

fo
r 

\. 
st

ru
ct

u
re

b
e

lo
w

b
e

n
ch

e
sa

sn
e

e
d

e
d

 

f-
-"

--
.-

-.
..

..
.-

''-
'-

;f
"T

.,-
,-

:-
,...

---
,-j

 

T
yp

ic
a

l B
en

ch
 I

n
st

a
lla

tio
n

 D
et

ai
l 

L-
1.

1 
S

ca
le

 1
"=

= 
1'

-0
" 

P
la

n 
A

-
Ex

a
m

p
le

 L
a

yo
u

t 
o

f 
C

u
rv

e
d

 B
en

ch
e5

 a
t 

En
tr

y 
P

la
za

 
S

ca
le

 l
/2

H
 =

 1
'-

0"
 

~~
~~

~~
=~

:!
~n

to
t·

 

~
~
~
~
~
 3"

 W
IM

 
ga

N
 $

11
 ..

 

1/
Z

"0
ga

lv
 s

tn
lt

h
ro

i!Q
h

ro
d

cf
fl 

~a
l•

 
n\

.11
 o

ro
d 

w
as

ho
,..

. 

'-
--

-1
t-

--
!"
~i
~f
ll
lr
~~
~$
\M
I 

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

=
~
s
~
~
~
~
~
l
d
o
 

@
 Gard

e
n

 P
oH

in
g 

T
a

b
le

 

L-
1.

3 
S

ca
le

 1
" 

=
 1

'-0
" 

E
le

ct
ric

al
 b

o
x 
b
~
 V

en
d 

M
a

n
u

fa
ct

u
ri

n
g

 lt
d

. c
o

st
 in

 
co

n
cr

e
te

. 
M

O
de

t:C
IP

S
I2

12
04

 
O

n
e

 p
e

r b
e

n
ch

 t
o 

lo
ca

te
 L

ED
 i

g
h

l D
riv

er
. 

R
ef

er
 t

o 
E

le
c

tri
ca

l d
ra

w
in

g
 s

he
et

 2
6 

fo
r 

d
e

lo
it.

 

N
o

le
s
: 

I.
 A

M
 b

e
n

ch
 s

te
el

 b
ra

ck
e

ts
 t

o 
b

e
 h

o
t-

d
ip

p
e

d
 

g
o

lv
o

n
lz

e
d

 s
te

el
. 

2.
 W

oo
d 

M
em

be
rs

 t
o

 b
e

 lo
b

ri
e

o
te

d
 o

n
d

 B
en

ch
 

To
p 

to
 b

e
 a

ss
em

bl
ed

 in
 s

ho
p.

 
J.

 S
ub

m
it 

sh
op

 d
ra

w
in

gs
 t

or
 a

p
p

ro
va

l p
ri

o
r 

to
 

In
st

al
la

tio
n

. 
4.

 R
o

d
i o

r 
be

nc
he

s 
va

ry
. R

ef
er

 t
o 

P
io

n 
lo

r 
lo

yo
ul

. 
5.

 C
o

n
tr

a
ct

o
r 

sh
oU

 f
ie

ld
 m

eo
su

er
 o

n
d

 c
re

a
te

 
t
e
m
p
l
o
t
~
 o

r 
co

n
cr

e
te

 p
ro

r.t
e 

p
ri

o
r 

to
 

fa
b

ri
ca

tio
n.

 

r-
--

,.,
,.-

--
--

1 
f--

-
-
,
.
,
,
-

.,
--

-
~
;
~
~
"
=
~
~
~
 

~=
'e

dt
~:

,~
es

lo
 

\ 
\_

 ~
 ~~~

~:~
~:'

~~:
1!e

r· 
\
_
~
;

1~3-
wld

ogo
l•t

tNI
 

ti
Z

"0
9

o
lv

tt
&I

M
ih

ro
o

g
h

ro
d

cf
fl

 
9a

lv
nt

.1
1M

dw
as

he
" 

'-
tH

--
--

C
O

(I
U

n
u

<
lo

Jt
m

o
iii

!C
fo

U
·O

fa
rn

 

A
-b

.I
•·

M
la

:h
li
'I

<
>

M
ib

lr
 

=
l
*
"
l
o
n
n
e
h
f
.
l
b
l
l
l
t
g
A
~
o
l
d
o
 

Fi
~i
ng
bo
tt
lr
om
su
pp
li
er
 

U
ni

tP
av

er
s2

31
8"

 

2
"S

a
n

d
S

e
ni

ng
B

ed
 

m
in

.B
'

de
e

p
co

n
cr

et
e 

fo
ol

in
g 

-~
~

.C
C

ooo~
oo<i

og 
:~

: 
:

L
...

.::
:.=

:..
J

: 
P

L
A

N
 

sc
al

e 
1 

·s
o

 

B
ik

e
 R

ac
k 

a
tt

a
ch

m
e

n
t t

o
 s

la
b 

b
e

lo
w

 p
a

ve
m

e
n

t-
O

n 
S

la
b 

L-
1.

1 
n

o
tt

o
sc

a
le

 

Ju
ly

 1
8,

20
17

 
O

P
R

e
su

b
m

is
sl

o
n

 
1 

d
o

te
· 

lit
e

m
: 

~
iDu

ra
nt

eK
re

uk
l!

d 
1

0
2

-1
6

3
7

W
e

st
5

!h
A

ve
n

u
e

 
V

a
n

co
u

ve
r 

B
C

 V
6

J 
1 N

5
 

..
..

,.
..

~
1"6

04
68

44
61

1 
'-

#
 i 

f·
 6

0
4

 6
8

4
 o

sn
 

w
w

w
.d

kl
bc

ca
 

P
ro

je
ct

: 

C
A

P
S

T
A

N
 V

IL
LA

G
E

 P
H

A
S

E
 2

 
R

IC
H

M
O

N
D

, 
B

C
 

D
ro

w
n 

b
~
:
 

A
L/

K
l 

C
h
e
c
~
e
d
 b
~:
 

A
l 

D
ot

e:
 

JU
iy

2
0

17
 

S
ca

le
: 

D
ra

w
in

g 
nn

e 

D
e

ta
il
s
 

P
ro

je
ct

 N
o.

: 

14
03

5 

S
he

et
 N

o.
: 

5x
 

b..
 F
 

,....
.. -c::> e-

.1
 

Q
 "' .....J ::
;)

 
....,

 



1
5

0
m

m
0

!im
b

e
rp

ri
n

ci
p

le
ra

fte
r 

n
o
t
c
M
d

to
~
c
c
e
p
t
 

tlo
riz

on
ta

ltl
m

be
rs

tr
uc

tu
re

s 

1--
~~
~~
~~

=l
:J
:J

~~
~~
,=
~~
~=
~i
~~
~~
~~
 25mm

~100m
mceda

r 
ro

ol
ln

gb
oa

rd
s 

3B
m

m
•B

9m
m

ce
da

rr
in

1S
hi

ng
 

lim
be

r
-

se
t 2

5m
m

 a
bo

ve
 3

Bm
m

 

P
la

y 
H

ut
 

L-
1.

2 
S

ca
le

 1
" 

=
 1

'-0
" 

~
 B

9m
m

 c
ed

ar
 r

oo
f 

fra
m

e 

:r
.H

X
lm

m
0

ti
m

b
e

rp
o

st
a

tt
a

ch
&

d
to

st
e

e
l 

do
w

e
la

n
d

C
IP

e
o

n
e

re
te

fo
ot

in
g 

n
o

tp
e

n
e

tr
a

te
th

ro
u

g
h

2
5

m
m

x 
10

0m
m

 

-b
ra

ci
ng

 la
yo

ut
 

S
em

iT
ra

ns
pa

re
n

t 
A

n
d

G
a

lv
a

n
lz

&
d

H
a

rd
w

a
re

 

t 
±

 9
'-0

 1
/2

" 
F

ie
ld

 M
e

a
su

re
 

~
\-

--
--

--
--

--
/7
 

3
8

1
/2

" 

11
2"

 t
h

k.
 x

 1
2"

 x
 24

" 
B

la
ck

 T
us

k 
B

as
al

t 
H

on
ed

 F
in

is
h 

w
/1

14
" 

J
oi

nt
, S

ta
ck

e
d 

P
at

te
rn

 

T
yp

ic
a

l O
u

td
o

o
r 

B
B

Q
 &

 K
it

ch
en

 

L
-1

.2
 

S
ca

le
 1

" 
=

 1
'·0

" 

~
~L
---
----
---
---
---

----
---
---

---
-~

-~-1
/
~
~
~
~
~
~
 

I f 
1 G

ra
n

ite
 c

o
u

n
te

r 
to

p 
w

ith
 2

" 
ov

e
rh

an
g 

I L 
E

xt
en

t o
f C

on
cr

et
e 

b
el

o
w

 
P

la
n 

"B
ui

ll 
In

 P
re

st
ig

e 
50

0 
w

ith
 R

e
ar

 B
ur

ne
r"

 

Ma
nu

~~
~~

~~
g~

W~
~~

~e
~~

 

F
lu

sh
ed

 M
o

u
n

t 
S

ta
in

le
ss

 S
te

e
l D

ou
bl

e 
D

oo
r 

M
an

uf
ac

tu
re

d 
by

: N
ap

ol
ea

n 
P

ar
t 

N
o

.: 
N

37
0-

05
03

 
R

e
fe

r 
to

 m
a

nu
al

 f
o

r o
pe

ni
ng

 s
iz

e 

57
 3

/8
" 

F
ro

n
t 

E
le

va
tio

n 

N
O

T
E

: 
C

on
tr

ac
to

r 
to

 r
ev

ie
w

 t
h

e
 B

IP
S

O
O

R
B

N
S

S
 A

ss
em

bl
y 

P
ro

ce
du

re
 

pr
io

r 
to

 f
o

rm
in

g 
an

d 
in

st
a

lli
ng

 t
he

 B
B

Q
 b

as
e,

 t
o

 e
ns

ur
e 

th
at

 
th

e
 in

st
al

le
d 

ba
se

 w
ill

 m
ee

t a
ll 

m
an

u
fa

ct
u

re
r 

sp
ec

ifi
ca

tio
ns

 

36
" 

A
 

R
o

o
fi

n
g

 S
e

ct
io

n
 1

:1
0 

3B
m

m
 ~

 8
9m

m
 c

ed
ar

 

~~
~~
!n
&t
~~
e:
 a:

~~
Sm
m 

ce
da

rr
oo

ll
ra

m
e 

3B
m

m
 •

 8
9m

m
 r

oo
f 

tra
m

 

A
 

R
o

o
fi

n
g

 D
et

ai
l S

ca
le

 1
:5

 

•.
 0

60
 

B
ac

k 
E

le
va

tio
n 

T
im

b
e

rh
a

n
d

ra
iV

tim
b

e
rp

lc
ke

ts
l 

a
n

d
b

o
o

to
m

ra
ili

n
b

a
ck

g
ro

u
n

d
 

Ju
ly

 I
S.

 2
01

7 
D

P 
R
e
w
b
r
r
i
~
>
i
o
n
 

1 
do

te
: 

li
te

m
: 

R
ev

is
io

ns
: ~

iDu
ra
nt
e
Kr
et
~k
Lt

a 
1

0
2

-1
6

3
7

W
e

st
5

th
A

ve
n

u
e

 
V

an
co

uv
er

 B
C

 V
6J

 1
 N
S

 

-
.
.
.
.
~

r6
04

68
44

6t
t 

'
-
l
~

t·
60
46
84
05
n 

w
w
w
.
~
l
b
c
c
a
 

Pr
oJ

ec
t: 

C
A

P
S

TA
N

 V
IL

LA
G

E
 P

H
AS

E 
2 

R
IC

H
M

O
N

D
. 

B
C

 

D
ra

w
n

 b
y:

 
A

l/
K

L
 

C
h

e
c

ke
d

 b
y:

 

D
o

te
: 

JU
!y

2
0

1
7

 

sc
al

e:
 

o
~
 ~
h
e
w
n
 

D
ra

w
in

g
 T

itl
e:

 

D
e

ta
ils

 

P
ro

je
c

t 
N

o.
: 

14
03

5 

S
h

e
e

iN
o

.:
 

5
y 

c.
. 

c .....
.. -C) c-

..1
 

0 (
'I

 

..
..

J 
~
 

-.
, 



I 
-~
··
·-
..
..
. 

-··
·-.

...
. 

-
?
"
"
-/

"
"
<

 
""

'-
'?

""
 ?

"
' 

. 
?';

"" 
?

'"
' 

?
"C

.?
"<

 
?

'"
<

 
"
"
"
'7

' 
>'

"'i
tf!

!'<
 7

"<
-

""
""

'"
'"

"'
 ~
-

?
"
<

 
?

""
<

 
,
_

.
-

--
...

...
 -

·-
...

.. 
...

...
. 

.. 
·-
-

·-·
···

. 

~
S
i
 

Si 
Si 
~
 i

 ~
 S

i\ 
Si 

Si
 

Si 
SJ 

~i
XS

iX
Si 

Si 
Si

XS
i ~
 S

i 
Si 

i 
Si 

Si 
Si 

~>-
'·~

)S?
,i :>

-S'<
:i ~
Si

(l
,.

.'
\~

t-
t-

t-
++

++
 

Si 
Si 

Si
 

Si 
Si

 
Si 
~
~
S

iX
Si

 
Si 
S
i
X
~
 

Si
 

Si 
'lj 

Si 
Si 

Si 
X

!:
:i

i 
Si

 
Si 

Si
 >

.>
 

lJI
 

Ill 
Ill 

~
 S

i 
Si

 
Si

 ~
 (S

[ 
Si~

~X
Si

 
Si

 
Si

X
/J 
(S

r.
~ 

Si 
S\

: 
Si 

Sj_
 ts

f: 
Si 

(s
t 

Si 
Si 

Si 
SJ

 

~t!/
 ·'t

! 't!
 ttt

., 
Si 

Si 
~
 S

L(
§r

 S
i 

Si 
Si

X 
iX

Si 
Si 

Si
:fS

i 
Si 

Si 
i)1

': 
Si 

(ji
:(S

j 
Si 

Si 
Si 

Si
 

Si
XS

i 
Si 

Si 
r'

:l
 

Li;
(L

iJ
:.L

jX
L\

X.
LiJ

:.L
iJ:

.L
i)J

!A
_L

i 
!A

_L
iA

_L!
A_

Li;
(!i

X.
.L

_!
):L

i 
Li;

(L
i.k

l!i
 

Li 
Li

;(
Li)

(L
i)(

Li
)(

j 
i;(

Li
)(

Li
)(

Li
)(

Li
)(

Li
gu

 
Li

;(L
jJ

(ti
;(L

i;(
Li;

(L
i;(

Li
;(

L 
i 

Li)
J
!X

li 
('\

j 
u

X
u

X
u

 
Li

:;(
Li

X
Li

X
Li

X
Li

X
Li

X
Li

X
Li

 
l)

(;
 

P
R

IV
A

TE
 R

O
A

D
-

TY
P

IC
A

L 
P

LA
N

TI
N

G
 P

LA
N

 

D
U

R
A

N
T

E
 K

R
E

U
K

 L
T

D
. 

L
A

N
D

S
C

A
P

E
 A

R
C

H
IT

E
C

T
S

 

1
0

2
·1

6
3

7
 W

e
st

 5
th

 A
ve

nu
e 

V
a

n
co

u
ve

r,
 B

.C
. 

V
6J

 1
N

5
 

Le
ve

l 
1 

T
yp

ic
al

 E
n

la
rg

ed
 P

la
nt

in
g 

K
ey

 P
la

n 

FL
EX

 
W

O
R

K 

FL
EX

 
W

O
R

K 

7 

+
 

i 
-

~--
-t-

---
'P'AT
ql 

-f
--

,J
ir-

;-
Li 

I 

1-
t-

-
+

-
-
t-

l-
-l

llr
-;-

Li 
17

 Li 
f-

--
--

-
1"

:-
Li

 
--
1-
-+
--
t-
--

t-
-1
11
~ 

Li 

1-
-+
-1
--
-+
--
H
I
I
~
 u

 
I f
l=

,l
--

-+
--

-!
-+
--

11
1~

 u
 f

--
--

--
1(

_
_

_
_

 
+

 
Li o 

I 

TY
P

IC
A

L 
T

O
W

N
H

O
U

S
E

-
P

LA
N

TI
N

G
 P

LA
N

 

P
IN

N
A

C
lE

 L
IV

IN
G

 A
T 

C
A

P
S

TA
N

 V
IL

LA
G

E
 -

PH
A

SE
 2

 

D
A

TE
: 

18
J
u

ly
2

0
17

 

S
C

A
LE

: 
II

 4"
 =

 1
 '-{

)"
 

D
R

A
W

N
: 

A
L 

P
R

O
JE

C
T

 N
U

M
B

E
R

: 
16

02
5 

SH
EE

T 
5z

 

~
 

"C
J 

l.
('

\ 

L
r\

 
~
 

c.
. 

C
J 



'**'"tl 
Ol!j;: II) z 

-men 
~m 
-;-10 
:;:-i m-
~0 
-z 

)> 

cnmo 
me:< n-m -f'::o -c)> o:z, 
~G>r-

JUL 2 0 

roo 
"'om e"OOERTVL>"' 
c; ~0 -;t -i 

rn-
l'l go 

:;!Z 
-m 

~ 

.--.u ______________ _ 

PINNACLE LIVING @ CAPSTAN VILLAGE 
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PINNACLE LIVING (CAPSTAN VILLAGE) LANDS INC. 
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City of 
Richmond Report to Development Permit Panel 

To: Development Permit Panel Date: July 20, 2017 

From: Wayne Craig File: DP 17-771210 
Director of Development 

· Re: Application by Trellis Seniors Services Ltd. for a Development Permit at 23100, 
23120 and 23140 Westminster Highway 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a 13 5 unit senior' s care facility at 23100, 23120 and 23140 
Westminster Highway on a site zoned "Senior' s Care Facility (ZR11)- Hamilton Village 
(Hamilton)"; and 

2. Vary the provisions ofRichmond Zoning Bylaw 8500 to: 

a) Reduce the minimum parking aisle width from 7.5 m (24. 6ft.) to 6.7 m (22.0 ft.); 

b) Increase the maximum permitted projection into the rear yard setback from 0.60 m (2.0 ft.) 
to 2.0 m (6.6 ft.) for an architectural feature; 

c) Increase the maximum permitted roof projection into the north interior side yard setback 
from 1.2 m (3.9 ft.) to 2.2 m (7.2 ft.) ; and 

d) Reduce the south interior side yard setback for a small portion ofthe building from 10.0 m 
(32.8 ft.) to 8.0 m (26.2 ft.). 

u 
wa;;r;;raig / 
Director of Deve 

WC:mm 
Att. 3 
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Staff Report 

Origin 

Trellis Seniors Services Ltd. has applied to the City of Richmond for permission to develop a 
three-storey, 135-bed senior's care facility at 23100, 23120 and 23140 Westminster Highway on 
a site zoned "Senior's Care Facility (ZR11)- Hamilton Village (Hamilton)". The site is 
currently vacant. 

The site is being rezoned from "Single Detached (RSl/F)" to "Senior's Care Facility (ZR11)
Hamilton Village (Hamilton)" for this project under Bylaw 9669 (RZ 16-73 8480) that has 
received Third Reading. 

The subject site, Parcel4 within the Hamilton Area Plan's Village Centre, is located immediately 
to the north of Oris (Hamilton) Development Ltd.'s proposed four-storey seniors building on 
Parcel 3 and their mixed-use building on Parcel 2 which were both considered by Development 
Permit Panel on June 29,2016 (DP15-716268 and DP15-716274). 

A 'New Road' provides public access (secured by a statutory right of way) to both the subject 
development and the proposed Parcel 2 and 3 developments to the south. 

As a condition of the rezoning, the applicant is also entering into a Servicing Agreement 
(SA17- 773932) for servicing and frontage improvements which include road widening and 
frontage improvements to Westminster Highway. 

Development Information 

Please refer to 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 (RSl/F)". 

• To the South: The vacant Parcel 3 site that was recently rezoned to "Low Rise 
Apartment (ZLR27)- Neighbourhood Village Centre (Hamilton)" to permit a 130 unit 
seniors housing building (RZ14-660662). 

• To the East: Single Family dwellings zoned "Single Detached (RS 1/F)". 

• To the West: Former fire hall site (vacant) fronting onto Westminster Highway zoned 
"School and Institutional (SI)''. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified the following design issues to be resolved at the 
Development Permit stage: 
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• A detailed Phase 2 Environmentally Sensitive Area (ESA) report and landscaping plans 
to include the detailed specifications for the replanting of native plant species in the ESA 
compensation area. 

• Completion of the detailed landscape and on-site civil plans to include refined grading, 
planting soil profiles and wall details for aesthetic and tree preservation reasons. 

• Completion of the architectural plans to include further design detail on the building 
cladding and materials along with additional elevation and perspective plans. 

The above design issues have been addressed by the applicant to the satisfaction of staff in the 
Development Permit Plans and Phase 2 ESA report as discussed below. 

The Public Hearing for the rezoning of this site was held on February 20, 2017. At the Public 
Hearing, no concerns about rezoning the property were expressed. 

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. 

Development Access and Streets 
Under the Servicing Agreement for the subject project and the adjacent Parcel 3 development, 
Westminster Highway is proposed to be re-constructed from a suburban/rural highway to an 
urban boulevard with sidewalks, treed boulevards, on-street bike lanes and a median separating 
the on-coming lanes of traffic. It will remain at its current elevation of approximately 1. 0 m 
geodetic. 

The project's main pedestrian and vehicular entrances are accessed via the proposed New Road. 
On Westminster Highway, there will be a southbound left-tum lane constructed to provide easier 
vehicle turning movements onto the proposed New Road. 

The New Road is designated as a Shared Street in the Hamilton Area Plan and is intended to 
provide public vehicle and pedestrian access to the subject Parcel 4 development, to the Parcel 2 
and 3 developments to the south and to future developments to the east and to Smith Crescent. A 
statutory right-of-way (SRW) to secure public access has been registered over New Road as a 
condition ofthe rezoning for adjacent Parcel3 development (RZ14-660662). 

Greenway/Strollway 
The subject development will add to the public north-south Greenway/Strollway pedestrian 
connection to the Gilley Road High Street as designated in the Hamilton Area Plan. Public 
access to the Greenway/Strollway is being secured by a SRW registered through the rezoning for 
this project. The Greenway/Strollway is located at the building's podium level (approx. 3.8 m 
geodetic) at New Road to the south and which slopes down to the north of end of the site 
(approximately 2.2 m elevation). 

5473126 
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Parking 
The partially below-grade parkade will be accessed via a ramp leading downward from New 
Road. The proposed parking meets the requirements in Zoning Bylaw 8500 with 45 vehicle 
parking spaces to be shared by staff and visitors, 25 Class 1 (Staff/Tennant) and 22 Class 2 
(Visitor) parking spaces. 

Tree Retention and Replacement 
As included in the Rezoning Considerations, the Development Permit Plans include 72 trees on 
the development site as set out in the following table: 

No. of Replacement Trees I 
Minimum Caliper of Deciduous 

I 
Minimum Height of Coniferous 

Replacement Tree Replacement Tree 

59 6 em 

13 3.0 m 

The applicant has also agreed to provide a voluntary contribution of $500 per replacement tree to 
the City's Tree Compensation Fund (e.g. $31 ,000) for each of the remaining 62 bylaw-sized 
replacement trees that could not be accommodated on-site. 

The landscape plans also include retention of three (3) coniferous trees and the planting of 79 
further smaller trees within the ESA compensation areas as determined by the QEP's Stage 2 
Report as discussed below. 

Zoning ComplianceNariances (staff comments in bold) 

The proposal complies with the intent of the applicable sections of the Official Community Plan 
and is generally in compliance with the "Senior's Care Facility (ZR11)- Hamilton Village 
(Hamilton)" zone except for the zoning variances noted below. The applicant requests to vary the 
provisions of Richmond Zoning Bylaw 8500 to: 

1) Reduce the minimum parking aisle width from 7.5 m (24. 6ft.) to 6.7 m (22.0 ft.). 

(Staff supports the proposed variance of the applicable commercial parking aisle width of 
7.5 m (24. 6ft.) to the 6. 7 m (22.0ft.). which is needed due to the required location of the 
support columns in the parkade. Staff supports the proposed minimum aisle width as it is 
the same as that required for similar congregate senior's residential uses, the relatively 
small parkade size, and the relative spaciousness of the parkade with separate clusters of 
parking spaces. 

2) Increase the maximum permitted projection into the rear setback from 0.60 m (2.0 ft.) to 2.0 
m (6.6 ft.) for an architectural feature on the rear elevation of the building. 

(Staff supports the proposed minor variance that pertains to a brick clad architectural fin 
that improves the transition between the residential portion of the east elevation and the 
loading and utility area. The fin feature also complements a similar feature at southwest 
corner of the building). 

3) Increase the maximum permitted roof projection into the north interior side yard setback 
from 1.2 m (3.9 ft.) to 2.2 m (7.2 ft.). 
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(Staff supports the proposed minor variance for a small cantilevered roof over a section of 
windows on the north elevation of the east wing of the building as the roof provides visual 
interest to the building and the roof is of a similar style to other similar roofs on other 
parts of the building, thus providing a unifying design theme.) 

4) Reduce the south interior side yard setback for a small portion of the building from 10.0 m 
(32.8 ft.) to 8.0 m(26.2 ft.). 

(Staff supports the proposed setback variance of up to 2. 0 m ( 6. 6ft.) for a 5.3 m (17.4 ft. ) 
wide section of the south elevation to allow for an enclosed loading bay and utility area 
that is more attractive for pedestrians using the adjacent New Road and north-south 
Greenway/Strollway.) 

Advisory Design Panel Comments 

The Advisory Design Panel was June 7, 2017. A copy of the relevant excerpt from the Advisory 
Design Panel Minutes from this meeting is attached for reference (Attachment~). 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 

• On the north side, the building's two (2) courtyards open out onto the ESA compensation 
area which includes native trees and shrubs on a gentle slope, falling to the north property 
line and trees on an existing single family lot to the north which is designated in the Area 
Plan for future stacked townhouses. The plantings and grading have been designed to 
complement both the existing condition and possible future townhouse development. 

• On the south side, New Road, rising up from Westminster Highway, will be an attractive, 
small-scale urban street with a sidewalk on one side, giving access to the parkade and 
main pedestrian entrances for both the subject site and senior's apartment building 
proposed on Parcel 3 on the south side of the road. 

• On the east side, there will be shrubs and hedges screening a poured-in-place.concrete 
wall which supports the proposed Greenway/Strollway above the adjacent properties to 
the east. These properties will remain at between 1.8 m (6.0 ft.) and 3.2 m (10.0 ft.) below 
the walkway surface until these properties are redeveloped under the Area Plan for stacked 
townhouses. This Greenway/Strollway at the podium level will be widened as part of the 
future townhouse developments to the east. 

• On the west side, there is a gently sloping landscaped area, covered with dense native 
shrubs and trees, rising up from Westminster Highway at approximately 1.0 m elevation 
(geodetic) to the main floor ofthe building at 3.5m elevation. 

Urban Design and Site Planning 

• The proposed building has three (3) wings facing northwest, north and northeast which 
create two (2) "V" shaped, enclosed courtyards. 

• The north-south Greenway/Strollway will be extended to the north and widened to the east 
by future developments. 
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• To the south, the proposed New Road also provides a shared public access route to the 
subject building and the adjacent Parcel3 seniors building which will be located across 
the road. 

• On the south elevation, adjacent to the New Road, the building's large port cochere 
provid~s the focal point for the building with a covered area for vehicle drop-off/pick-up. 

Architectural Form and Character 

• Each wing of the building includes highly articulated massing with a mix of sloping and 
flat roofs. 

• The dominant cladding materials are light beige cementitious panels on the third floor and 
other larger sections of wall. 

• There are also smaller areas of dark blue-grey cementitious panel accenting the windows 
on the lower two (2) floors, and blue-grey metal spandrel panel/ window wall around the 
building's main entrance. 

• Prominent sections of the lower two (2) floors of the building facades facing the public 
realm also include light beige textured brick. 

• The sloping roofs are clad in charcoal grey standing seam metal roofing material. 
• Further visual interest is provided by the use of a variety of cladding materials and finer 

detailing with small roofs and trellises separating the second and third floors, supported by 
large laminated wood braces on the 'outer' facades of the building facing Westminster 
Hwy and New Road. 

• The building's west elevation facing Westminster Hwy includes a vertical brick clad 
fin/buttress element which reflects a similar stone-clad element on the Parcel 3 seniors 
building to be built on the south side ofNew Road. 

• The loading bay is located in an enclosed alcove at the southeast comer of the ground 
floor ofthe building. The adjacent utility equipment area is screened by a wood fence 
from the adjacent Greenway/Strollway. 

Landscape Design and Open Space Design 

The project's private realm landscape includes two (2) main components (Ll.O in the 
Development Permit plans): the courtyards; and the Environmental Sensitive Area (ESA) 
landscape areas. 

Courtyards 
There will be 830m2 (8,934 ft.2

) of common outdoor amenity area located largely in two (2) 
courtyards located between the main wings of the building which will include a Meditation 
Garden and Healing Garden. Main features of these areas will include: 

• Large open air and covered seating areas. 
• Walking pathways encircling the courtyards. 
• Raised garden planters. 
• Water features 
• Bird feeders and baths. 
• A gazebo and trellis structures. 
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The applicant will submit a security in the amount of $283,3 7 6 for all of the on-site landscaping 
outside of the ESA compensation areas. 

Environmentally Sensitive Area (ESA) 
The development site includes approximately 1,100m2 (0.27 acre) ofESA which is part of a 
larger contiguous 5,500m2 (1.35 acre) ESA that extends eastward. At the rezoning stage, the 
applicant's Qualified Environmental Professional (QEP) has examined how the site should be 
managed in the context of the larger ESA. This Stage 1 QEP Report provided the parameters for 
the proposed ESA compensation area at a 1: 1 ratio for the existing 1,100 m2 (0 .27 acre) of 
impacted ESA on the site. 
The Rezoning Considerations included the requirement for a Stage 2 QEP report to be prepared 
for the Development Permit application review. The Stage 2 QEP Report is attached as a 
schedule to the Development Permit, and provides: 

• The parameters for the 1,099 m2 (11,830 ft2
) habitat compensation detailed in the 

landscape plans attached to the Development Permit which includes the 467m2 (5,027 ft2
) 

'North Yard' which comprises a natural landscaped area with extensive early 
successional plantings, and the 632m2 (6,803 ft2

) 'Westminster Frontage' which includes 
native plantings and larger trees. There applicant will submit a $52,878 security for this 
ESA landscaping. 

• A monitoring and maintenance program which includes guidance for a construction 
environmental management plan at the building permit stage and construction 
environmental monitoring as well as a five (5) year landscape maintenance period for the 
landscaping inside the ESA compensation areas which involves the staged release of the 
remaining 25 percent of the $52,878 ESA landscape security after substantial completion. 

The applicant will register a combined covenant I statutory right-of-way over the above-noted 
ESA compensation areas to ensure they are planted and maintained in accordance with the QEP 
Report and the Development Permit, as a condition of Development Permit issuance. 

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

• The building has a substantial number of windows facing adjacent roadways and public 
greenway, while having sufficient landscaping for privacy for units on the ground level. 

• The large amenity areas and decks facing onto the internal courtyards and the New Road 
provide for causal resident surveillance of the area and more "eyes on the street". 

• The westerly courtyard is separated from Westminster Highway by a metal railing that 
prevents entry of strangers, but still provides for visibility. 

• The project includes a lighting plan; with low, ballard lighting of private and public areas 
on the north-south greenway, and pedestrian-scale street lamp standards along New Road. 
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Indoor Amenity Space 
The proposed project will include 1,124 m2 (12,099 ft?) of common indoor amenity space with 
dining rooms and lounges on each of the building's three (3) floors. There is a large multi
purpose activity room on the third floor with access to a large south-facing sundeck. There are 
also 10 other, smaller common outdoor decks and patios adjacent to the common indoor amenity 
areas. 

Accessible Housing 
The proposed development includes 135 basic universal housing units that are designed to easily 
to accommodate a 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. 

Energy and Sustainability 
The applicant is proposing that the development be LEED Gold equivalent with a rating of 61. 
The LEED Gold equivalency is based on the following identified sustainability measures as 
included on the initial LEED Project Checklist (Attachment 3): 

• Optimize energy performance. 
• Water efficient landscaping. 
• Water use reduction. 
• Recycled and regional materials. 
• Construction waste management. 

Conclusions 

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

. 1/Jt !/;!!~ 
Mark McMulle~ 
Senior Coordinator- Major Projects 

MM:rg 

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

• Receipt of a Letter-of-Credit for ESA landscaping in the amount of $52,878. 

• Receipt of a Letter-of-Credit for other landscaping in the amount of $283,376. 

• Granting of a covenant over the approximate 1,099 m2 (11,830 ft2
) ofESA compensation area depicted within 

the Development Permit plan for the purposes of ensuring owner planting, maintenance and liability, and a 
statutory right-of-way to allow for City access for planting and maintenance if the owner defaults in undertaking 
such work under the Development Permit; this agreement will include the requirement for a five year 
maintenance period commencing after release of75% of the $52,878 landscape security at substantial 
completion based inspections satisfactory to the City at the following stages: 25% of the ESA landscape 
security to be held for one year after substantial completion, 15% to be held until the third year after substantial 
completion, and 10% to be held until the fifth year after completion. 
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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 information on the Building Permit, please contact 
Building Approvals Department at 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Department (http://www.richmond.ca/services/ttp/special.htm). 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 17-771210 Attachment 1 

Address: 23100, 23120 and 23140 

Applicant: Trellis Seniors Services Ltd. 

Planning Area(s): Hamilton 

Owner: Trellis Seniors Services Ltd. 

-------------------------------------------------------------------

Floor Area Gross: 7,886 m2 Floor Area Net: 7,651 m2 

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

I Existing I Proposed 

Site Area: 5 885 , m 5 885 , m 

Land Uses: Single Family Residential Seniors Health Care Facility 

OCP Designation: Residential Residential 

Zoning: Single Detached (RS1/F) Senior's Care Facility (ZR 11) -
Hamilton VillaQe (Hamilton) 

Number of Units: Three (3) single family lots 135 senior's care units 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.40 1.30 (net) none permitted 

Lot Coverage: Building: Max. 50% Building: Max. 46.3% none 

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

Variance of 1.0 m 
required for roof 

Setback- Side (North) Yard: Min. 3.0 m 3.0 m projection into 
setback from 1.2 m 

to 2.2 m 
To reduce from 

Setback- Side (South) Yard: Min. 10.0 m 8.0 m 10.0 m to 8.0 m for 
small portion of the 

building 
Variance of 1.4 m 

required for an 
Setback- Rear Yard: Min. 6.0 m 6.0 m architectural 

feature from 0.60 m 
to 2.0 m 

Height (m): Max. 17.0 m 16.8 m none 

Lot Size: Min. 5,500 m2 5,885 m2 none 

Off-street Parking Spaces -
1 3 none 

Accessible: 
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To reduce aisle 
Total off-street Spaces: 45 45 width from 7.5 m to 

6.7m 

Tandem Parking Spaces not permitted 0 none 

Amenity Space- Indoor: Min. 100m2 1,124 m2 none 

Amenity Space - Outdoor: Min. 810m2 810m2 none 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, June 7 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 2 

DP 17-771210 -135-UNIT SENIORS RESIDENTIAL CARE FACILITY 

ARCHITECT: Derek Crawford Architect Inc. 

PROPERTY LOCATION: 231 00, 23120 and 23140 Westminster Highway 

Applicant's Presentation 

Pat Wheeler and Mitch Vance, Derek Crawford Architects, and Travis Martin, van der 
Zalm +Associates, presented the project and answered queries from the Panel. 

Panel Discussion 

Comments from the Panel were as follows: 

• the proposed development is a gateway to the New Road; landscaping could 
better accentuate gateway and architecture; landscaping needs to be 
differentiated through introducing different plantings; landscaping should be 
more pedestrian-oriented and reinforce the architecture of the building; 

The tree selection and layout has been adjusted to create a boulevard feeling 
of consistent street trees along the new road. The pattern of shrub planting 
has been continued beyond the ESA area to provide transition from ESA to a 
more manicured public frontage. 

• grade transition works; however, consider introducing landscape buffers for 
future townhouse developments to the north of the subject site; 

The ESA area along the north yard has a variety of tree and shrub planting 
that will grow and create a naturalized forested atmosphere of alders, 
coniferous trees and understory planting. Since this will take some time to 
develop, additional conifer trees have been added to create a screen and 
ultimately balance privacy and limit shading of the resident rooms and 
neighbours to the north. As these are native trees they will grow quite large 
(>10m diameter) and we feel three additional trees is optimal. 

• model is well done; appreciate the model showing the recessed and offset 
sections and landscaping which break the flat facade of the south elevation; 

Noted. 
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• appreciate the gradual grade transition to access pedestrian entries to the 
building; appreciate the project's proximity to public transportation and future 
Hamilton Village amenities; 

Noted. 

• appreciate the landscaping information provided by the applicant; support the 
choice of trees on the south fa9ade; 

Noted. 

• dense coniferous planting along Westminster Highway will darken the west 
fa9ade of the building; consider reducing the density of coniferous trees 
fronting the west courtyard and along the west side; also consider introducing 
native species and bold planting to provide a contemporary frontage along 
Westminster Highway; 

The tree planting design along the Westminster Highway frontage has been 
adjusted to reduce conifer plantings and increase deciduous tree plantings to 
create a more open feeling. The understory planting has been designed in 
waves of plant species to provide an interesting and contemporary frontage. 
This has been accentuated by the contemporary design of the horizontal slat 
fence surrounding the ESA area. 

• appreciate the wood screening which enhances the visual appeal of the 
courtyard; 

Noted. 

• hope that guard rails along the north-south strollway will be more visually 
permeable and have a lower height than what is shown in the model; 

The guard rail along the north-south strollway will be 1.2m tall metal picket 
to provide visual permeability for both safety and comfort. It should also be 
noted these guards will be temporary, existing only until the development of 
the adjacent property to the east when the other half of the strollway is 
completed. 

• proposed features in the courtyards are nice; however, the applicant needs to 
refine the landscaping in the perimeter of the building; 

Adjustments have been made to address specific comments regarding the 
Westminster frontage, north yard and new road frontage. See other 
responses. 

• the model helps clarify issues concerning building massing and elevations; 
massing is nice; form and character are appropriate for the site context; 

Noted. 

• appreciate the human scale of the project and its pedestrian-oriented edges; 

Noted. 
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• interior and architectural layouts work well together; 

Noted. 

• landscaping of the Environmentally Sensitive Area (ESA) along Westminster 
Highway needs to balance buffering from the street versus minimizing 
shadowing; 

The number of coniferous trees along the Westminster frontage has been 
reduced to limit shadowing and create a more open feel. 

• assume that fencing along the east property line will be opened up when the 
north-south strollway will be extended to the north and widened by future 
developments; 

Yes. That is the intent. 

• appreciate the enclosure of the refuse/recycling area; however, ensure that 
garbage pick-up operations will not conflict with drop off and pick.:.up of 
pedestrians in porte cochere; 

Noted. 

• pitched roofs nicely break up the flat roof line; 

Noted. 

• lighter palette in the courtyard works well; 

Noted. 

• permeability of courtyard fencing versus privacy from future developments 
should be balanced; 

The security fencing in the north courtyard will be metal picket to provide 
visual permeability to the ESA plantings. The landscaping outside the 
courtyard fencing will eventually mature, maintaining attractive views, at the 
same time as enhancing privacy between this and adjacent properties. Given 
that the landscaping outside the courtyard is intended for an environmental 
reserve, the intention was to have it develop in a natural succession manner. 

• good balance between planting in the ESA area and the north and west edges of 
the site; 

Noted. 

• grading around the site works well, especially in public edges and private 
spaces; 

Noted. 

• commend the applicant for its LEED Gold sustainability target; 

Noted. 
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• main pedestrian entry to the building has strong features; however, the 
proposed lobby is underwhelming; consider relocating the washroom adjacent 
to the elevator to enlarge the lobby space; 

Lobby has been reconfigured to increase size and strengthen connection to 
internal building circulation. 

• package provided by the applicant was clear; however, design rationale could 
have been supplemented by diagrams; 

Noted. 

• applicant could have shown relationship between architectural and landscape 
plans; a larger site plan context would also have been helpful; 

Noted. 

• overall, the project design team did a good job in a challenging site; 

Noted. 

• appreciate the deck above the porte cochere; provides amenity to residents and 
animation to the fac;ade; 

Noted. 

• consider integrating more weather protection elements in the architecture of the 
building, e.g. shed roofs in the opposite direction, including some rain 
protection for the front sun deck. 

Currently this project has 11 covered decks and patios. This seems 
appropriate given Richmond's rainy climate and a tendency to sun sensitivity 
in the elderly. However we feel it is desirable to have a variety of 
environments rather than have them all the same. The porte cochere deck 
was intended to provide a different, sunny experience for the residents and we 
did not feel a cover was desirable there, particularly because it is immediately 
accessible to the adjacent, covered multi-purpose room. However, in 
response to the ADP comment we have provided a partial covering to create a 
porch like intermediate covered area. 

• massing and roof lines work well; sloped roofs provide a residential scale to the 
building; charcoal standing seam roof is an attractive, durable material and 
should be retained as the project moves forward; 

Charcoal standing seam roof areas intended to remain. 

• support the proposed materials palette; use of brick enhances the quality of the 
building; applicant is encouraged to retain the brick as the project moves 
forward; 

That is our intention. 
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• use of wood in the building is a nice touch and helps animate the building; 

Noted. 

• support Panel comments commending the applicant for targeting LEED Gold 
and suggest using certified wood; 

We have investigated using certified wood, but for this project it does not 
form part of our Leed strategy. 

• the project is a good addition to the neighbourhood; site planning is appropriate 
to the site; 

Noted. 

• pitched roofs appear disjunctive and scattered; roof lines appear unresolved in 
some areas; pitched roofs block more sun in the courtyards, especially in the 
higher pitched areas of the roof; 

We worked closely with the city to arrive at a more cohesive roof design, 
focusing primarily on the SE corner. We have modified the shape of entry 
area, simplifying wall and roof geometry, achieving a more symmetrical 
design and cohesive language. The updated design better integrates the roof 
and loading area massing with language of East and West wings as well as 
the entry element. The SW corner is now more symmetrical, and square to the 
porte-cochere, which we believe improves the composition significantly, while 
providing a more open lobby area as well as double height MP room on level 
3. 

The prominence and visibility of both the mechanical penthouse and loading 
area have been reduced. As requested by the City, glazing has been added to 
the L3 kitchen and central star in the form of continuous clear storey 
windows, and the loading area is now concealed by a 15' tall overhead glass 
door. Fine scale details have been added including concrete sills, soldier 
course lintels, and lighting. A wood trellis with climbing planting has been 
added in front of the stair to break up the cementitious cladding panel wall, 
add "third dimension" to this elevation, and balance out the wood screening 
of generator enclosure to the East. 

• senior residents' need for some shade areas is acknowledged; however, 
continuity of roof lines is important; consider design development of pitched 
roofs, especially at the end pieces; there is a lack of clarity in the pitched roof 
and flat roof areas particularly at the west fac;ade; 

In subsequent discussions with the city, it was agreed that while the 
resolution of roofs at end of wings was satisfactory, the expression of SE 
entry area did require further exploration. See comment above for details. 
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• proposed materials for stair cores are different for the building's three wings, 
e.g. brick and cementitious materials; materials should relate well to the 
program; function of the program should be shown in the exterior; 

At the ADP presentation, all the stairs were cementitious cladding, except for 
the stair beside the main entrance, which was brick. We have now changed 
that stair to cementitious cladding panel, as part of our entry reconfiguration. 

• understand Transportation and Engineering requirements for the New Road; 
however, the applicant could make it a bit softer; consider a secure pedestrian 
circuit/route for seniors at the greenway and pedestrian entry to the building; 

We are locked into the grading of road A by the fact that half the road is 
being completed by the development to the south. We have endeavoured to 
keep the grade transitions as gentle as possible, keeping to a 5% maximum. 
To develop a pedestrian route at less than 5% would involve crossing the 
access road at two or more points and seems less safe and convenient. The 
development of the strollway will provide an alternate site access at less than 
5%. The strollway will access both transit and shopping facilities with the 
completion of the development to the south, which is currently underway. 

• support the location of the loading bay; however, consider replacing wood with 
metal screening for durability and will support applicant's intention to 
introduce climbing vines on the screening; 

In response to City staff comments, we have revised the screening to make it 
more solid, and to appear more as a part of the building. This will serve to 
better isolate service areas from the strollway. 

• consider consistency in the design and material for the proposed gates; porosity 
between the ESA area and the courtyard should be considered; 

As mentioned above, the fencing around both secure courtyards is visually 
porous. They are of two different constructions because they front onto 
different situations (Westminster Highway to the west and the ESA to the 
north). It is also our intention to develop different characters for each 
courtyard, which different fencing supports. 

• applicant could have presented a lighting plan to assess the project's CPTED 
conditions; and 

Lighting is shown on landscape plans L-03A and L-04 and detail 1/LD-04. 
Bollard lighting is used in both courtyards and along the north-south 
strollway spaced ~6m o.c. 

• appreciate the project's target of achieving LEED Gold standard in terms of 
sustainability. 

Noted. 
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Panel Decision 

It was moved and seconded 
That DP 17-771210 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Advisory Design 
Panel. 

CARRIED 

Opposed: Winston Chong 



e 
H

a
m

ilt
o

n
 V

ill
a

g
e

 R
e

si
d

e
n

ti
a

l C
a

re
 F

ac
ili

ty
 

P
ro

je
ct

 S
u

m
m

a
ry

 C
h

e
ck

lis
t 

II
IB

II
 SU

S
TA

IN
A

B
LE

 S
IT

ES
 

P
os

si
b

le
 P

o1
n

ts
. 

26
 

C
o

n
st

ru
ct

io
n

 A
ct

iv
ity

 P
o

llu
tio

n 
P

re
ve

n
tio

n
 

S
ite

 S
e

le
c
ti

o
n

 

D
e

v
e

lo
p

m
e

n
t 

D
e

n
si

ty
 a

n
d

 C
o

m
m

u
n

it
y 

C
o

n
n

e
ct

iv
it

y 

B
ro

w
nf

ie
ld

 R
e

d
e

ve
lo

p
m

e
n

t 

4
.1

 
A

lt
e

rn
a

ti
ve

 T
ra

n
sp

o
rt

a
tio

n
: 

P
ub

lic
 T

ra
n

sp
o

rt
a

tio
n

 A
cc

e
ss

 

.t
.2

 
. 

A
lte

rn
a

ti
ve

 T
ra

n
sp

o
rt

a
tio

n
: 

B
ic

yc
le

 S
to

ra
g

e
 a

n
d

 C
h

a
n

g
in

g
 R

oo
m

s 

4.
3 

A
lte

rn
a

ti
ve

 T
ra

ns
po

rt
a

tio
n:

 L
o

w
-E

m
ilf

in
g

 ~
 F

ue
l-E

ff
ic

ie
nt

 V
e

h
ic

le
s 

4.<
~ 

A
lt

e
rn

a
ti

ve
 T

ra
n

sp
o

rt
a

tio
n

: 
P

ar
ki

n
g

 C
a

p
a

c
it

y
 

s 
1 

S
ite

 D
e

ve
lo

p
m

e
n

t:
 P

ro
te

ct
 o

r 
R

es
to

re
 H

a
b

ila
t 

5.
2 

S
ite

 D
e

v
e

lo
p

m
e

n
t:

 M
a

xi
m

iz
e

 O
p

e
n

 S
p

a
ce

 

6.
1 

S
to

rm
w

a
te

r 
D

es
ig

n:
 Q

u
a

n
ti

ty
 C

o
nt

ro
l 

~>.
2 

S
to

rm
w

a
te

r 
D

es
ig

n
: Q

u
a

lit
y 

C
o

n
tr

o
l 

7.
1 

H
e

a
l 

Is
la

n
d

 E
ff

e
ct

: N
o

n
-r

o
o

f 

7.
2 

H
e

a
t 

Is
la

n
d

 E
ffe

ct
: 

R
oo

f 

Li
gh

t 
P

o
llu

tio
n 

R
e

d
u

ct
io

n
 

3
to

5
 

1 3 
to

 6
 

1 3 2 

•
•
•
 W

A
TE

R
 E

FF
IC

IE
N

C
Y

 
P

os
si

b
le

 P
oi

nt
s·

 
10

 

W
a

te
r 

U
se

 R
e

d
u

ct
io

n
 

W
a

te
r 

E
ff

ic
ie

nt
 L

a
n

d
sc

a
p

in
g

· 

In
n

o
va

ti
ve

 W
a

st
e

w
a

te
r 

T
e

ch
n

o
lo

g
ie

s 

W
a

te
r 

U
se

 R
e

d
u

ct
io

n
 

2 
to

 4
 

2 2 
to

 4
 

li
B

E
l E

N
E

R
G

Y
 &

 A
TM

O
S

P
H

E
R

E
 

P
os

st
b

le
 P

o1
nt

s·
 

35
 

N
 

F
u

n
d

a
m

e
n

ta
l C

o
m

m
is

si
o

n
in

g
 o

f 
B

ui
ld

in
g

 E
n

e
rg

y 
S

ys
te

m
s 

M
in

im
u

m
 E

ne
rg

y 
P

e
rf

o
rm

a
n

ce
 

F
u

n
d

a
m

e
n

ta
l R

ef
rig

e
ra

nt
 M

a
n

a
g

e
m

e
n

t 

O
pt

im
iz

e 
E

ne
rg

y 
P

e
rf

o
rm

a
n

ce
 

O
n

-S
ite

 R
e

n
e

w
a

b
le

 E
n

e
rg

y 

E
n

h
a

n
ce

d
 C

o
m

m
is

si
o

n
in

g
 

E
n

h
a

n
ce

d
 R

ef
ri

g
e

ra
tio

n
 M

a
n

a
g

e
m

e
n

t 

M
e

a
su

re
m

e
n

t 
a

n
d

 V
e

ri
fi

ca
ti

o
n

 

G
re

e
n

 P
o

w
e

r 

l 
to

 1
9 

ll
o

 7
 

2 2 2 

.
.
.
.
 M

A
TE

R
IA

LS
 A

N
D

 R
E

S
O

U
R

C
E

S
 

P
os

S
ib

le
 P

o1
nt

s.
 

14
 

N
 

S
to

ra
g

e
 a

n
d

 C
o

lle
ct

io
n

 o
f 

R
e

cy
cl

a
b

le
s 

1.
1 

B
ui

ld
in

g 
R

eu
se

: 
M

a
in

ta
in

 E
xi

st
in

g 
W

a
lls

, F
lo

or
.; 

a
n

d
 R

oo
f 

1.
2 

B
ui

ld
in

g
 R

eu
se

: 
M

a
in

ta
in

 I
n

fe
ri

o
r 

N
o

n
-S

tr
u

ct
ur

a
l E

le
m

e
n

ts
 

C
o

n
st

ru
ct

io
n

 W
a

st
e

 M
a

n
a

g
e

m
e

n
t 

M
cl

te
ri

a
ls

 R
eu

se
 

R
e

cy
c

le
d

 C
o

n
te

n
t 

R
e

g
io

n
a

l M
a

te
ri

a
ls

 

R
ap

id
ly

 R
e

n
e

w
a

b
le

 M
at

er
ia

ls
 

C
e

rt
ift

e
d

 W
o

o
d

 

LE
E

D
 2

00
9 

N
e

w
 C

on
st

ru
ct

io
n 

1 
to

3
 

1 I 
!o

 2
 

I 
to

2
 

l 
to

2
 

I 
lo

2
 

l 

fo
ot

p
ri

n
t 

w
:a

i.
(I

U
iC

ti
ii

l'
iM

 

16
52

1.
00

1 

Ju
n

e
 1

4,
20

1
7 

.
.
.
.
 IN

D
O

O
R

 E
N

V
IR

O
N

M
E

N
T

A
L 

Q
U

A
LI

TY
 

Po
ss

1b
le

 P
o1

n
ts

. 
15

 

M
in

im
u

m
 I

A
Q

 P
e

rf
o

rm
a

n
ce

 

E
n

vi
ro

n
m

e
n

ta
l T

o
b

a
c
c
o

 S
m

o
ke

 C
o

n
tr

o
l 

O
u

td
o

o
r 

A
ir 

D
e

liv
e

ry
 M

o
n

it
o

ri
n

g
 

In
cr

e
a

se
d

 V
e

n
ti

la
ti

o
n

 

3.
1 

C
o

n
sf

ru
d

io
n

 IA
Q

 M
a

n
a

g
e

m
e

n
t 

P
la

n:
 D

ur
in

g 
C

o
n

st
ru

ct
io

n
 

3.
2 

C
o

n
st

ru
ct

io
n

 I
A

Q
 M

a
n

a
g

e
m

e
n

t 
P

la
n

: 
B

e
fo

re
 O

c
c
u

p
a

n
c
y
 

<1
.1 

Lo
w

-E
m

ilt
in

g
 M

a
te

ri
a

ls
: 

A
dh

es
iv

es
 &

 S
ea

la
n

ts
 

4.
2 

Lo
w

-E
m

itt
in

g
 M

a
te

ri
a

ls
: P

ai
nt

s 
8.. 

C
o

a
ti

n
g

s 

4
.3

 
L

o
w

-E
m

itt
in

g
 M

a
te

ri
a

ls
: F

lo
o

ri
n

g
 S

ys
te

m
s 

L
o

w
-E

m
itt

in
g

 M
a

te
ri

a
ls

: 
C

o
m

p
o

si
te

 W
o

o
d

 a
n

d
 A

g
ri

fib
e

r 
P

ro
d

u
ct

s 

In
d

o
o

r 
C

h
e

m
ic

a
l &

 P
ol

lu
ta

nt
 S

ou
rc

e 
C

o
n

tr
o

l 

6
1 

C
o

n
tr

o
lla

bi
lit

y 
o

f S
ys

te
m

s:
 L

ig
ht

in
g 

6.
2 

C
o

n
tr

o
lla

b
ili

ty
 o

f 
S

ys
te

m
s:

 T
h

e
rm

a
l 

C
o

m
fo

rt
 

7.
1 

T
h

e
rm

a
l 

C
o

m
fo

rt
: 

D
es

ig
n 

1.
2 

T
he

rm
al

 C
o

m
fo

rt
: 

V
e

ri
fic

a
ti

o
n

 

8.
1 

D
a

yl
ig

h
t 

&
 V

ie
w

s
: D

ay
lig

ht
 

8.
2 

D
a

yl
ig

h
t 

&
 V

ie
w

s
: V

ie
w

s 

.
.
.
.
 IN

N
O

V
A

T
IO

N
 I

N
 D

E
S

IG
N

 
P

os
si

bl
e 

P
oi

nt
s:

 
6 

N
 

In
n

o
va

tio
n

 in
 D

e
si

g
n

-
E

n
e

rg
y 

St
a

r 
P

o
rt

fo
lio

 M
a

n
a

g
e

r 

ln
n

o
va

llo
n

 in
 D

e
si

g
n

-
G

re
e

n
 C

le
a

n
in

g
 P

ro
g

ra
m

 

In
n

o
va

ti
o

n
 in

 D
e

si
g

n
-

Lo
w

 M
e

rc
u

ry
 L

a
m

p
 P

la
n

 

E
xe

m
p

la
ry

 P
e

rf
o

rm
a

n
ce

: 
H

e
a

l 
Is

la
nd

 E
ff

e
c
t-

N
o

n
-R

o
o

f 

In
n

o
va

ti
o

n
 in

 D
es

ig
n

-
G

re
e

n
 E

d
u

ca
ti

o
n

 

LE
E

D
" 

A
cc

re
d

it
e

d
 P

ro
fe

ss
io

na
l 

•
•
•
 R

E
G

IO
N

A
L 

PR
IO

R
IT

Y
 

Po
ss

1b
le

 P
o1

nt
s 

4 

D
u

ra
b

le
 B

ui
ld

in
g 

2.
1 

R
e

g
io

n
a

l 
P

rio
rit

y 
C

re
d

it
-

W
E

c3
-

W
a

fe
r 

U
se

 R
e

d
u

ct
io

n
 (

>3
5%

) 

2.
2 

R
e

g
io

n
a

l P
rio

rit
y 

C
re

d
it

-
O

p
tim

iz
e 

E
ne

rg
y 

P
e

rf
o

rm
a

n
c
e

-
10

 p
oi

nt
s 

'"
 

R
eg

io
na

l P
rio

rit
y 

C
re

d
i!

-
M

R
c2

-
C

o
n

s!
ru

ct
io

n
 W

as
te

 M
a

n
a

g
e

m
e

n
t 

1>
75

%
) 

E
IB

II
T

O
T

A
L

 
P

os
si

b
le

 P
oi

nt
s:

 
11

0 

.
~
 

C
e

rt
ifi

e
d

: 
40

 -
49

 
~
!
¥
 

G
o

ld
: 

60
-

79
 

~~
 S

ilv
e

r: 
50

 -
59

 
..,..

 

~
 Pl

o
tin

u
m

: 8
0+

 

> >
-j

 s; ('
) 
~
 ~ z >

-j
 

w
 



City of 
Richmond 

To the Holder: Trellis Seniors Services Ltd. 
c/o Derek Crawford 

Development Permit 

No. DP17-771210 

Property Address: 23100, 23120 and 23140 Westminster Hwy 

Address: 127 Rainbow Road 
Saltspring Island, BC 
VBK 2V5 

1. This Development Permit is issued subject to compliance with all of the Bylaws ofthe 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) Reduce the minimum parking aisle width from 7.5 m (24. 6ft.) to 6.7 m (22.0 ft.); 

b) Increase the maximum permitted projection into the rear yard setback from 0.60 m (2.0 ft.) 
to 2.0 m (6.6 ft.) for an architectural feature; 

c) Increase the maximum permitted roof projection into the north interior side yard setback 
from 1.2 m (3.9 ft.) to 2.2 m (7.2 ft.); and 

d) Reduce the south interior side yard setback for a small portion of the building from 10.0 m 
(32.8 ft.) to 8.0 m (26.2 ft.). 

4. Subject to Section 692 ofthe 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 #DP 17-771210-1 to 
#D P 1 7-77121 0-44 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 
$52,878 for Environmentally Sensitive Area landscaping and $283,376 for all other 
landscaping 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 

5473126 



To the Holder: 

Property Address: 

Address: 

Trellis Seniors Services Ltd. 
c/o Derek Crawford 

23100, 23120 and 23140 

127 Rainbow Road 
Saltspring Island, BC 
V8K 2V5 

Development Permit 
No. DP17-771210 

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. 

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 

5473126 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

45.61 

~ 
~r-----~·5~.7~'----~.1~.,t,------~·~5.6~'------·-l 

DP 17-771210 
SCHEDULE "A" 

58.19 

70.10 
25.85 20.12 

Original Date: 05/15/17 

Revision Date: 
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ENVIRONMENTAL CONSULTANTS 

May 25,2017 
PGL File: 4865-01.03 

1200- 1185 West Georgia Street 

Vancouver BC V6 E 4 E6 

604 682 3707 

pggroup.com 

Via E-mail: derel@ dc-arch.ca 

Derek Crawford Architect 
127 Rainbow Road 
Saltspring Island, BC 
V8K 2V5 

Attention: Derek Crawford 

RE: ESA DEVELOPMENT PERMIT, STAGE 2- REVISED APPLICATION REPORT 
(ADDENDUM) 

PGL Environmental Consultants (PGL) is pleased to provide this addendum report in support of 
your Development Permit (DP) application for the proposed project at 23100, 23120, and 
23140 Westminster Highway, Richmond, BC (the Site). This report has been revised to address 
comments received from City of Richmond (City) staff in an e-mail dated May 19, 2017 
(Appendix 1 ). Specific City comments addressed in this report include: 

• Please confirm the pathways and any other hardscaping is not included within the calculation 
for ESA compensation. Please also comment on how the pathway might impact the function of 
ESA as this will cause further fragmentation or disturbance. For clarity, a plan should be 
provided that clearly illustrates pre-development ESA and post-development ESA, with the two 
ESAs (north yard and Westminster frontage) shown. 
• New plan provided in Appendix 2. Discussion added to Section 2.2.1. 

• Drawing L-038- please clarify: 
o The legend shows Abies grandis but this coding is not clear on the plan. An unidentified 

tree code is shown on the plan. Is this Abies grandis or something different? 
Revised plan provided in Appendix 6. 

o The plan shows landscape features/ logs along the northern property line. Please provide 
further detail on placement, . design, function and intent etc. 

Discussion added to Section 2.2.2. 

• Drawing L-05- please clarify: 
o Coding for Rosa nutkana -is it Ros or Ro? Per Section 2.2. 1 of the ESA Development 

Permit, Stage 2 Application Report addendum, Rosa nutkana is meant to function as a 
visual and physical deterrent. Please comment on whether quantities and placement of 
rosa are sufficient satisfy this intent. 

Revised plan provided in Appendix 6. Revision made to Section 2.2.1. 
o Coding along the Westminster frontage is not legible at 11 x17. Please clarify what is 

proposed there (see attached scan). 
Revised plan provided in Appendix 6. 

o Are special measures, like irrigation, be necessary to allow establishment of the plant 
species proposed to be planted, and especially under the overhang in the northeast of 
the site? 

Revised plan provided in Appendix 6. 

- I 

Refer to Updated Landscape Plans in Development Permit in Lieu.._gf Landsca e Plans in Appendix 6 
). 7 l J 
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1.0 BACKGROUND 

May25, 2017 
PGL File: 4865-01.03 

The need for this report was triggered by Trellis Seniors Services' (Trellis') proposed development 
within a City of Richmond (City) designated Environmentally Sensitive Area (ESA), which extends 
beyond the property to the north and east. Detailed background information, including a Site 
location map, is provided in the Stage 1 report (Appendix 3), which was submitted to the City in 
December 2016. 

This report represents the second submission (Stage 2) required to meet the City's needs for 
approval. The Stage 2 report addresses comments provided by the City in e-mail correspondence 
dated December 16 and 19, 2016 (Appendix 4). 

2.0 ADDENDUM 

This Stage 2 report is considered an addendum to the Stage 1 report. Additional information 
requests submitted by the City, which are addressed in this report, include comments on: 

• ESA baseline/existing conditions; 
• ESA compensation strategies; 
• Impacts to trees and replacement strategies; 
• ESA compensation monitoring and maintenance; and 
• Other environmental mitigation strategies. 

2.1 ESA Baseline 

The Stage 1 report delineated a total of six polygons occurring within the ESA in its entirety (onsite 
and offsite). An error was identified in Section 4.1 of the Stage 1 report; a description of Subzone F 
was provided, but was mistakenly labelled as "Subzone E". A description of Subzone E was not 
actually provided in the report. 

PGL was not able to access the offsite portions of the ESA (Polygons D, E, and F) prior to the 
preparation of the Stage 1 report. The City had requested that we attempt to obtain access 
permission in support of the Stage 2 report preparation; however, permission was not granted by 
the current owner of the 4591 and 4611 Smith Crescent properties. The City was advised of this 
challenge, and acknowledged that the Stage 2 report could be prepared without visiting the 
adjacent lots. A copy of this correspondence, including communications with the property owner, 
are provided in Appendix 5. 

To address the above-mentioned discrepancies identified in the Stage 1 report, a habitat summary 
of Subzones E and F are provided in the following sections. As access was not granted, habitat 
characteristics were determined based on aerial imagery and perimeter observations, as well as 
personal communications with tenants at the Smith Crescent dwellings. 

2.1.1 Subzone E 

Subzone E is likely a continuation of very similar characteristics to Subzone D, as described in the 
Stage 1 report. Portions of Subzone E appear to be a continuous, extremely dense thicket of 
Himalayan blackberry extending north and east along the outer perimeter of the ESA. Some trees 
and/or large growing woody shrubs occur throughout, most of which appear to be engulfed by the 
blackberry. Some of the subzone in the southern portion is manicured yard/lawn. If left to its own 
devices, this would soon be invaded by the surrounding Himalayan blackberry. 

0 p 17- 7 7 1 2 1 0 - 31-
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2.1 .2 Subzone F 

May 25,2017 
PGL File: 4865-01.03 

Subzone F was characterized by a primarily deciduous forest stand dominated by maturing 
intermediate black cottonwoods. The understorey is likely a mix of native and non-native invasive 
plant species, and it is probably the most valuable and least-disturbed plant community within the 
ESA. 

Based on communications with the current resident at one of the Smith Crescent dwellings, the 
area is inundated for much of the wet winter months with substantial standing water in some areas. 
As such, it is anticipated that the soil moisture regime in Subzone F is wet to moist. We also 
understand that Himalayan blackberry is a prominent species throughout the understorey. Other 
plant species observed during our perimeter surveys and/or expected to occur in this area include 
hardhack, reed canarygrass, creeping buttercup, English ivy (Hedera helix), salmonberry (Rubus 
spectabi/is), sword fern, common rush, and red elderberry (Sambucus racemosa). 

2.2 ESA Compensation Strategies 

As per the Stage 1 report, the proposed project will require that the onsite ESA be cleared in its 
entirety, which equates to 1 ,073m2

. A total of 1 ,099m2 designated as ESA compensation will be 
provided in the project design (Appendix 2). The ESA compensation is divided into two sections, 
identified as: 

• ESA- Westminster Frontage; and 
• ESA- North Yard. 

PGL has coordinated with van der Zalm +Associates Inc. (VDZ) to prepare detailed planting plans 
for the two ESA compensation areas. A copy of the plan will be submitted as part of the landscape 
application package; however, a copy of the ESA-specific plan is attached to this report as 
Appendix 6 for ease of reference. Given the unique setting of the ESA compensation areas, two 
different approaches will be applied, as summarized in the following sections. 

2.2.1 ESA Area- Westminster Frontage 

The Westminster Frontage ESA occurs along the western portion of the Site extending from the 
north to the south end. This area totals 632m2 and includes the four existing trees to be retained, 
which have been accommodated in the design. It also includes an access path connecting the 
building to the sidewalk adjacent to Westminster Highway; however, this hardscaped feature is not 
included in the area calculation for the Westminster Frontage ESA. The objectives for planting in 
this area include establishing a valuable ESA habitat while maintaining aesthetic qualities suitable 
for a property frontage on Westminster Highway. Prescribed groundcover species are dominated 
by evergreen native shrub species to sustain foliage coverage year-round. 

A total of 28 larger, ball and burlap trees will be installed in the Westminster Frontage ESA, which 
will be dominated by native species. However, non-native Serbian spruce (Picea omorika) will also 
be included, in response to the challenges of conflicting values at this interface (i.e. , habitat vs. 
landscaped frontage). As prescribed, it is anticipated that the Westminster Frontage ESA will 
achieve a suitable balance and adequately compensate for the impact being proposed to the 
current ESA habitat. It is expected, that maintenance efforts will need to be continued beyond the 
five-year monitoring and maintenance program to ensure that this area does not become invaded 
with unwanted, exotic/noxious plant species. It is our assumption that once the five-year success 
monitoring and maintenance program is completed, maintenance in the Westminster Frontage ESA 
will be continued by incorporating it into the scope of the regular landscaping maintenance works 
elsewhere onsite. 

17-771210 -j~ 
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A split-rail fence will be installed around the perimeter of this ESA where it interfaces with sidewalks 
and paths, as well as the northern and southern property lines. In this portion of the ESA, the fence 
will be relied upon to provide a visual and physical access deterrent to reduce unwanted foot traffic 
within the compensation areas. The fence design includes a bottom rail roughly 200mm above 
grade, which is intended to allow for movement of non-domesticated animals and promote the use 
of the ESA compensation as a movement corridor between other sections of the ESA close to the 
Queens Canal corridor. 

By establishing both an overstorey and understorey with a predominantly native plant community, 
the Westminster Frontage ESA will provide a level of continuity with the North Yard ESA. The future 
urban forest stand will provide habitat across these two areas that will likely be suitable for song 
birds to perch and take shelter in, as well as possibly breed. Some trees proposed for planting in 
the ESA compensation areas have the potential to, in time, reach heights that would be suitable to 
support raptor nests. 

A continuity of foraging habitat will also be provided in the understorey of the two compensation 
areas, which is intended to provide a variety of food sources (i.e., salmonberry, rose, salal, common 
snowberry, red elderberry, and huckleberry) . In addition, shelter values in both areas will increase 
in time with the accumulation of organic matter (i.e., leaf litter and woody debris), and the inclusion 
of both large woody debris and rock/boulder clusters in both the Westminster Frontage and North 
Yard ESA restoration plans. 

2.2 .2 ESA- North Yard 

The North Yard ESA consists of 467m2 extending from the Westminster Frontage ESA in the west 
to the property limit in the east along the north side of the proposed building. As described in the 
Stage 1 report, this area will work to establish a natural plant community through a modified natural 
successional approach. This approach will use 100% native species and consist of densely planted, 
small-sized (i.e., #1 pots) nursery stock that will work to reduce the threat of invasion by unwanted 
species. This approach will also set up suitable growing conditions for the pioneering coniferous 
species, also prescribed in this area, that will gradually succeed and replace the pioneering woody 
plant community. 

In addition to revegetation, the plan includes placement of both large woody debris (LWD) and 
boulder/rock clusters. These features add complexity and value to the habitat for small mammals 
and other organisms that might inhabit of frequent the ESA. Where possible, the location of the 
LWD and rock clusters have been primarily focused along the northern property boundary, as far 
away from the building as possible. These features should provide additional shelter and protection 
to small species who may be travelling through the corridor. The LWD will be sourced from onsite 
tree removals, and the rock clusters will only utilize natural rocks or boulders (not reclaimed 
concrete or other anthropogenic waste materials). 

Access to the North Yard ESA will be deterred through a combination of significant grade changes 
(i.e., retention wall along the northern property line), fencing around the proposed courtyard, and 
split-rail fencing along the eastern limit adjacent to the eastern access path. In addition, a dense 
row of armed native shrubs (e.g., Rose nutkana, Rubus spectabilis, Crataegus douglasil) will be 
planted along the northern property line at roughly three plants per square meter. 

2.3 Impacts to Trees 

The VDZ arborist report has been updated to show retention of four existing cypress trees in the 
northwest corner of the Site, as per feedback from the City. The update report is included in 
Appendix 7 for reference. Three of the retained trees are onsite and occur within the proposed 
Westminster Frontage ESA compensation area. The forth occurs on the adjacent property to the 

north just next to the property line. Adjustments in Site . p havti !!.a' ir, rdf t!:t1 n o _ ~ 4 . 
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these trees, and their retention has been incorporated into the ESA compensation planting 
prescriptions. 

A total of 90 trees previously occurring onsite were removed by the previous land owner. It is our 
understanding that this work was permitted by others, and the City secured adequate compensation 
for these trees. It is our expectation that tree removals permitted under Trellis' current Development 
Permit application will not include these previously-removed trees, and therefore, will not require 
compensation/replacement. 

At this time, 42 trees on and around the Site may be affected by the proposed development. As 
previously mentioned, only 4 of the remaining trees can be retained because of direct conflict with 
the proposed development and the significant amount of grade changes needed to meet current 
flood height requirements. All 4 of the retained trees are cypress trees in the northwest corner of 
the Site (one occurring on the property to the north). A total of 34 onsite trees are proposed for 
removal. 

Some of the trees occurring on the neighbouring property will also require removal to accommodate 
the required grade changes. The grade increase onsite will require encroachment into the critical 
root zones of trees located adjacent to the property line and will likely result in adverse impacts. As 
such, the proponent is seeking permission from both the neighbouring property owner and the City 
to remove and replace these trees as well. This will be addressed through a separate Tree 
Removal Permit application. 

As per the Rezoning Considerations document provided by the City, it is our understanding that at 
that time the City required a minimum replacement ratio of 2:1 to compensate for the proposed tree 
removals. Therefore, a total of 68 replacement trees are required to compensate for the proposed 
34 onsite tree removals. It is the City's preference that as many as possible of the replacement 
trees be incorporated into onsite landscaping design. If all 68 replacement trees cannot be 
accommodated, the City has requested a voluntary contribution of $500 per unaccommodated 
replacement tree to be submitted to the City's tree compensation fund to account for any shortfall. 

Based on the landscape and ESA compensation designs prepared by VDZ with input from PGL 
(Appendix 6), a total of 61 larger-sized trees are proposed to be planted onsite. In addition to this , 
82 smaller size trees (i.e., #1 pot size) are proposed for the North Yard ESA compensation area. If 
20 of the smaller sized replacement trees were considered equal to one large-sized, the proposed 
landscape plans would still exceed the required 2:1 minimum tree replacement ratio. Therefore, it 
is our opinion that the proposed replacement strategy will more than adequately compensate, in 
time, for the required removal of 34 onsite trees. As such, no contribution to the City's tree 
compensation fund is required. 

2.4 ESA Compensation Success Monitoring and Maintenance Program 

As a component of the proposed ESA compensation plan, a success monitoring program will be 
implemented to assess the success of the restoration efforts and direct maintenance efforts. 
Immediately following completion of the restoration/enhancement works, a post-construction site 
inspection will be conducted by a Qualified Environmental Professional (QEP) to: 

• Confirm that the plan has been completed to acceptable standards and in accordance with the 
construction drawings; 

• Confirm planted nursery stock are of acceptable condition and are installed correctly; 
• Identify any deficiencies and/or remedial works required; and 
• Establish baseline photo-point monitoring stations. 

DP 
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Photo-point monitoring stations will be established throughout the compensation area during the 
post-construction inspection. The stations will be located at key vantage points to provide an 
optimal view of the restoration works. All station locations will be recorded with a hand-held GPS 
to facilitate future repetition, and will be spatially depicted on a Site Plan to be included in annual 
monitoring reports. Additional photo-point monitoring stations may be added during the monitoring 
program to facilitate additional focused monitoring of interest areas (e.g., areas requiring remedial 
restoration works). 

Following the post-construction inspection and specified remedial works, a five-year success 
monitoring program will be initiated. The monitoring program will begin during the first growing 
season after construction is completed (e.g. , first summer post-implementation). 

2.4.1 Monitoring Methodology 

The success monitoring program will involve one field visit per year by a QEP in mid- to late 
summer. An additional Site visit may be required if maintenance and/or remedial works are 
recommended by the QEP. If required, the additional visit will be used as a follow-up inspection to 
ensure maintenance and remedial works have been completed to acceptable standards. 

The summer monitoring event will assess the success of the ESA compensation efforts. The QEP 
will inspect the Site. and record observations relating to: 

• ESA plant community establishment; 
• Invasive plant occurrences, and an assessment of the need for management; 
• Naturally-occurring (volunteer) pioneering deciduous or coniferous seedlings; 
• Significant plant mortalities; 
• Evidence of unwanted access and/or encroachment; and 
• Photo-point monitoring data. 

2.4.2 Criteria for Success Assessment 

The success of the ESA compensation will be assessed by the QEP annually. The assessment will 
be based on criteria guidelines modified from the Standards for Successful River Restoration1. The 
criteria include: 

1. Achievement or replacement of a degraded ecosystem with a healthy ecosystem; 

2. Measurable improvement in the ecological condition of the restored area; 

3. Indication that the restored ecosystem is self-sustaining; 

4. No further harm is inflicted on the already degraded site; and 

5. Support by a pre- and post-restoration site assessment. 

2.4.3 Remedial Actions 

Based on the annual monitoring data, a maintenance and remedial action plan will be prepared to 
address shortcomings. The plan will be summarized in the annual report. Maintenance and 
remedial works may include, but are not limited to: 

• Invasive plant management; 
Adjusting or improving access deterrents; and 

Replacement planting. D p 17 ~ 7 7 1 2 l o ·-y \ • 
• 

1 Palmer, et. al. 2005. Standards for ecologically successful river restoration. Journal of Applied Ecology, 42, 208-217. 
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Early detection and rapid response principles will be implemented for invasive plant management. 
Invasive plant occurrences will be assessed annually during the five-year success monitoring and 
maintenance program to identify species that require management efforts. The strategies used for 
invasive management will be guided by the project ecologist/environmental monitor. Wherever 
possible, the invasive plant populations will be managed through preventative measures 
(e.g., minimizing risks of new invasions through standard best management practices), as well as 
less-intrusive approaches to mechanical removal (i.e., hand-pulling/digging). Mechanical removal 
will need to minimize impacts to planted stock within the ESA compensation areas, and avoid 
impacts to retained trees. 

Cleared invasive plants and plant parts (roots, stems, and foliage) will be disposed of and taken to 
an appropriate landfill. Invasive plants and plant parts will not be com posted or re-used onsite, as 
a preventative measure. 

2.4.4 Reporting 

All data and observations, including the photo-point monitoring results and relevant Site Plans, will 
be summarized in an annual monitoring report and provided to interested parties (i.e., the 
Proponent and the City). The annual report will also include a summary of completed and 
recommended maintenance and remedial actions. 

2.5 Other Environmental Mitigation Measures 

Additional environmental mitigation measures are recommended for the project, some of which are 
recommended as considerations of the Building Permit approval process. Recommended 
additional environmental mitigation measures include: 

• Preparation of a Dewatering Plan, as required; 
• Pre-clearing bird nest surveys; 
• Preparation of a project-specific Construction Environmental Management Plan (CEMP); and 
• Implementation of a construction environmental monitoring program. 

2.5.1 Dewatering Plan 

As per the Rezoning Considerations document for the project, a Dewatering Plan will be required 
as part of the Building Permit application. The Dewatering Plan must ensure that any discharge 
from the Site meets applicable BC water quality guidelines for aquatic life. In addition to this, if 
groundwater removal is required in any capacity, an Approval under the BC Water Sustainability 
Act must be obtained. 

2.5.2 Pre-Clearing Bird Nest Surveys 

As noted in the Stage 1 report, any proposed clearing activities in the ESA or elsewhere onsite 
could potentially result in negative impacts to active birq nests. As per the provincial Wildlife Act, it 
is illegal to disturb or destroy an active bird nest (i.e. , occupied by a bird or egg) regardless of the 
species. 

It is likely that clearing activities will occur during the spring/summer bird breeding season 
(e.g., April1 to August 31). If this is the case, a OEP must conduct a pre-clearing bird nest survey 
within 24-48 hours of the planned clearing activities. The survey will look to confirm the 
presence/absence of any active bird nests, regardless of species. If active bird nests are confirmed, 
impacts to these nests will be avoided through modification of the clearing schedule, and/or 
establishment of a suitable buffer until the nest is no longer occupied. By implementing this 
measure, we will work to maintain compliance with the provincial Wildlife Act, demonstrate 
adequate due-diligence, and mitigate impacts to br . ip irds. 1 7 _ 7 7 1 2 1 0 
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An important element to minimizing impacts to the environment during construction is to prepare a 
project-specific CEMP and distribute this document to all contractors onsite. The CEMP should be 
prepared and submitted to the City as a component of the Building Permit application. The CEMP 
will provide guidance on best practices to mitigate potential impacts to environmental values 
applicable to the Site. 

Management and mitigation strategies outlined in the both the Stage 1 and Stage 2 reports will be 
summarized in the CEMP, as will management plans prepared by others (e.g., contractor spill 
prevention and emergency response procedures, erosion and sediment control plans). This 
information will be provided to all contractors onsite to emphasize the importance of implementing 
diligent best management practices and reducing the risk of potential impacts to environmental 
values onsite and offsite. 

2.5.4 Construction Environmental Monitoring 

To ensure compliance with the proposed mitigation measures presented in the Stage 1 and 2 
reports, an Environmental Monitor (EM) should be retained during construction activities to ensure 
proper implementation of the CEMP, sediment and erosion control practices, spill response plans, 
and other environmental best management practices. The EM will provide an ongoing assessment 
of potential impacts to environment values, and ensure that all contractors adhere to environmental 
mitigation measures, applicable guidelines, and best management practices. Regular summary 
reports will be prepared by the EM and submitted to the Proponent and the City, as required. 

CLOSING 

We trust that this Stage 2 report meets your needs. If you have any questions or require clarification , 
please contact Keven Goodearle at 604-895-7646. 

PGL ENVIRONMENTAL CONSULTANTS 

Per: 

Keven Goodearle, B.Sc., R.P.Bio. 
Senior Environmental Consultant 

Bruce H. Nidle, B.Sc., R.P.Bio. 
Senior Environmental Consultant 

KMG/BHN/mtl/slr . 
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