City of Langford

Staff Report to Special Sustainable
Development Advisory Committee

DATEMonday, December 11, 2023

DEPARTMENTPIanning

APPLICATION N@230018

SUBJECBylaw No. 2151 Application to Rezone 2832, 2834, 2836, and 2838 Knotty Pine
Road from Oneand TwoFamily Residential (R2) to City Centre 2 (CC2)

EXECUTIVE SUMMARY:

Alex Gannochka has applied on behalf of 829 Development Groufpliezone2832, 2834, 2836, and
2838 Knotty Pine Road from Grend TweFamily Residential (R2) to City Centre 2 (CCaljaw for a
townhousedevelopment ontainingapproximately 27 unitsThe project includes a park dedication on the
corner of Knotty Pine and Orono, equivalent to 5% of the lot area. ddris dedicatiorwill provide
symmetry with the parkeing dedicated tdhe City across the street on the eastern corner of Knotty Pine
and Orono.The proposal includes one setback variance request from one dirilie to the park they
plan to dedicate.

BACKGROUND:

PREVIOUS APPLICATIONS
No previous planning applications have been made for the subjepiEpties.

Table 1: Site Data

Applicant Alex Gannocha, Adept Engineering
Owner 829 Development Group
Civic Address 2832, 2834, 2836, and 2838 Knotty Pine

LOT 14, SECTION 5, ESQUIMALT DISTRICT, PLAR83R44otty Pine)
LOT 8, SECTION 5, ESQUIMALT DISTRICT, PLARBB@ #0tty Pine)
LOT 9, SECTION 5, ESQUIMALT DISTRICIOFASARB36 Knotty Pine)
LOT 10, SECTION 5, ESQUIMALT DISTRICT, PLAA838 #%otty Pine)

Legal Description

Size of Property 3,068 nt
DP Areas City Centre
Langford.ca I.Cl ng fo rd
where it all happens.
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: ExistingR2 (Oneand TweFamily | ProposedCC2 (City Centre 2)
Zoning . .
Residential)
OCP Designation ExistingCity Centre ProposedCity Centre

SITE AND SURROUNDING AREA

The subject properties are located in Langford’s City Centre on tineicof Knotty Pine Road and Orono
Avenue. Each property is flat and contains an existing ranchlersihglefamily home and a few mature
trees. The surrounding neighbourhood is mageaf primarily singldamily homes and duplexes, with
four to six storey apartments and townhouses being constructethénarea as Langford continues to
densify the City Centrd@he site is within walking distance to many shops and servicdaakiin Rahand
Goldstream Avenue. The nearest park, Centennial Park, is approximataty 8@y and contains tennis
courts, baseball diamonds, a playground, and a spray park. Thie alt® approximately 500 m from the
E&N trail.

Ruth King Elementary School is locdess than 500 naway on Jacklin Road and Spencer Middle School
is located approximatelf000m away, located on Goldstream Avenue. School District No 62 has been
made aware of this application such that they can consider thegsed increase in density in this area

as part of their longange facility planning.

An arborist reporthas been submitted to assess the trees on aite will be discussed later within this
report.
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Table 2: Surrounding Land Uses
Zoning Use
North R2 (Oneand TweFamily Residential) | Single Familiiomes
East CC2 (City Centre 2) Townhomes (under construction)

South R2 (Oneand TweFamily Residential) | Single Family Homes

West R2 (Oneand TweFamily Residential) | Single Family Homes

COUNCIL POLICY

OFFICIACOMMUNITYPLAN
The Official Community Plan (OCP) Bylaw No. 1200 designatedbjeetsproperties asCity Centre;
which is defined by the following text:

X A major regional growth centre that suppaat wide range of higldensity housing, including
affordable and rental housing
A major employment area for institutional, office, commercial, light indalsuses

Major civic uses and public buildings are key landmarks

A major place of community gathering and celebration

A wide range of public squares, parks and open spaces are integhateghout
The City’s major entertainment and/or cultural precinct

Inter-city and/or interregional transit hub connect residents

X X X X X X

Figure 1 A Concept for the City Centre
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This proposal meetseveral objectives and policies of the City Centre designation, including thearea
of pocket parkand increasing public space (Policy 1.3.3), increasing housisgynear transit corridors

Teansit Hub

Frmary
Comidor
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and the E&N trail (Policy 1.5.1), and providing housing slityelby building townhomes in an area where
new development has been predominately apartments (Policy 1.6.3).

DEVELOPMEN®ERMITAREAS

The subject properties are not located within any environmentdlaardous development permit areas.
However, a form and character development permit would be requireal poi the issuance of a building
permit to review overall compliance with the CiBentre and MultFamily design guidelines as well as
zoning bylawrequirements

DESIGNBUIDELINES

The subject properties are located within ‘S1 Centennial Park
the City Centre Neighbourhoods in the Design Guidelines
outlined in Figure 2. For this region of the City Centre, t 4 T
design intent is as follows: § el By MRS

Figure 3 S1 Centennial Park
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Surrounding a large green space, the Centennial P 7 .
neighbourhood boasts late century single family dwellin 0’4'*»*%
located on cublesac roads.

This neighbourhood is very suitable for mixsé development,

shared streets and enlarged walkways as well as-tgisity apartment buildings near Goldstream Ave.
Other opportunities for development in this neighbourhood include townhousgsmadium density
apartments to replace the singfamily dwellings on ctde-sacs and shared streets.

Emphasis within the Centennial Park neighbourhood shall be placed on a family focus and being able to
move through the housing continuum by addressing various housing types.

Further to these Neighborhood Guidelines, the subject propedresdentified as being appropriate for
consideration of the City Cent&CQ@) Zone on the City Centre Concept Map recently added to the City
Centre design guideline$he CC2 zone calls for apartments up to 4 storeys and townhouse isits.
such, this townhouse proposal is consistent with the City Cebitnecept Map.

LOWCARBONCONCRETE

In accordance with Council’'s Low Carbon Concrete Polic@Q PERPLAN, Council may wish to require
the applicant to utilizeeadymix concrete that meets or exceeds the weighted average Global Warming
Potential targets based on Concrete BC Baseline (average) mifodéia construction of the proposed
development.

Langford
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COMMENTARY:

DEVELOPMENT PROPOSAL

The applicant has applied to rezone 2832, 2834, 2836, and 2838 Knotty Pine Rotei@me and Twe
Family Residential (R2) zoteethe City Centre 2 (C§2one to allow for the development opproximatdy
27 townhouse unitsThe CC2 zone allows for townhomes and apartments up to 4 stordyen Wilding
townhomes under the CC2 zone, the bylaw states that townhomesudnjed to the regulations of the
RT1 (Residential Townhouse) Zonetliamgs like setbacks, height, and lot coverage.

The site layout of this proposal has been designed to be a mirror ofpgiblicant’s other project directly
across the street at 2833, 2835, 2837, and 2839 Knottywineh Council approved in Ap2i023 Rimary
access to the site will occur off Orono Avemdgh garage access provided through a central daise
through the site. This allows for an attractive walk style along Knotty Pinejth more opportunities for
street trees A second row of townhomes would run along the rear of the site, aa/ishn Figure 4A
more detailed site plan has been attached to this report for reference.

Figure 4:ConceptualSite Layout
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Aspresentedabove, another driveway is shown on Knotty Pine. This is to facilitatelmegynd garbage
pickup and some of the visitor parking spaces. There willdoeehicle access tihe central drive aisle
from the Knotty Pine driveway.
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The proposal also includes a park dedication on the cornEnofty Pine and Orono equivalent to 5% of
the lot area. This will provide symmetry to the matching park de@hia across the street that the City
requested through the rezoning of 2833, 2835, 2837, and 2839 Knotty Pine. Whilesatnmeently exist
within the park dedication area, the applicant will bequered by the Parks Department to make
improvements, including tree plantings. Further details of the park impraregrwill be determined by
the Director of ParksRecreation and Facilitigsior to the dedication of the landThe Parks Department
has requested that the strata be responsible for the maintenance efbibulevard from back of cuyb
excluding street trees and irrigatipwhich would remain the responsibility of the Ciiven this, Council
may wish to secure this requirement through a Section 219 covenant.

Due to the park dedication, the applicant is seekirsgrallsetback variance the southerly interior side
lot line, reducing the requirement froh.2m to 1 m. This is for unit 27 only as it abuts paek dedication
area, which will become an interior side lot line. If the applicant were tametee area as strata common
property, the variance would not be necessary. Additionally, a setback of 1 médtestilk allow the
residents to conduct maintenance to the side of their home withoutreaching into City park. Given
this, Council may wish to authorize the Director of Plannmgs$ue the variance within the Form and
Character Development permit.

Figure 5: Park Dedication Area and Setback Variance Request (highlighted)
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The proposed townhomes are intended to be three storeys in heightcamdaina mix of unit types
including twebedroom, twobedroom plus den, and threkedroom units.All units have a private
outdoor space at grade, and a shared outdoor amenity space is plabnéuef northwest corner of the

Langford
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site, in addition to the above noted Park dedicatidihe applicant has provided a rendering of their
proposal, shown below in Figuée

Figure 6 Project Rendering

The building massing matches wigtpproved across the street arttetproposed building materials are
stone veneer, fibre cement boards, and welodk siding in either metal or hardyoard The final design
will be confirmed through the Form and Character Development Penroiggss, in compliance with the
City’s Design Guidelines. The applicant is demonstrating 90% active buildingyératass the two
frontages andis meeting their 5% common outdoor amenity space through their propose# Pa
dedication.

Resident parking will be provided in accordance with Section 4.01 of Zoning Byl&@0\Wwith two stalls
for each unit, in addition to 5 visitor parking stalls. The maplt has designed their garages to be a
minimum of 3 m by 6 m to align with the potential bylaw changenttvéase the minimum garage size
occurring through Omnibus No. 60 through Bylaw No. 2082.

The applicant has also included separated storage/utility spaces besidmthges and/or carport spaces
to help alleviate thalesireto store items inside the garages. Regardl€sncil maystill wish to require

Langford
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that any garage or carport that is allocated as a requiregtréfet parking space be used for the parking
of vehicles and not the storage of items that would prevent parkindpiwithat space; this should be
secured through a separate covena@buncil may wish to have the covenant registered in favour of the
strata,so they are responsible for enforcing the covenant instead of ttye Ci

For the properties to be developed as presented, the four propertiesld need to be consolidated into

one lot. As such, Council may wish to require that the four eriigs are consolidated prior to the
issuance of a development permit.

Table 3: Proposal Data

Permitted byRT1

Permitted by R2
(Current Zoning)

(Proposed Zoning CC2 Zong
defers to RT1 regulations for
townhomes)

» Proposed by Rezoning
Application

Density (FAR and/g

. : 400 nt min. lot size | 3.0 FAR 1.01 FAR

min. lot size)
Height 9 m (30 ft) 3 Storeys 3 storeys
Site Coverage 40% 60% 48.5%

3.0 m 0.8ft), or 5.5
Front Yard Setback| m (18 ft) for the 3.0 m 9.81), or 5.5m (18 10 1m*

. for the garage portion

garage portion
Interior Side Yard
Setback 1.5m (5.0 ft) 1.2 m (3.9ft) 479 m
Exterior Siderard | S0M ©8M, 0155 15 011 5t). or 5.5m (18

m (18 ft) for the ) 3.5m
Setback . ft) for the garage portion

garage portion
Rear Yard Setback| 5.5 m (18 ft) 5.5 m (18 ft) 55m

Vehicle Parking
Requirement

2 per dwelling unit +
1 per suite

2 per dwelling unit plus-3
visitor spaces depending on
number of units

2 per dwelling unit plus
5 visitor parking space

"4

Bicycle Parking

Requirement

N/A

1 per dwelling unit

1 per dwelling unit

*variance requested

TREES

The project arborist has identified four trees on the subject grbips that exceed a dbh of 20 cm that
would otherwise be protected through the City’s Tree Bylaw. fohe trees are a Cherry (25 cm dbh),
Douglas Fir (42 cm dbh), Spruce (28 cm dbh), and Garry Oak (tb®xrhe arborist has identified that
all trees would need to be removed based on the proposed builidiogprint but are otherwise healthy.

Langford
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As no trees are intended to be retained on site, no tree mitigation measares project arborist would
be required throughout constructiorlhe arborist report has been attached to this report for reference.

The applicant has provided a conceptual landscape plan whehbléabeen attached to thiseport for
reference. The plan demonstrates that the applicant will be able totf@anrees of varyingpeciesAlong
the westerninterior side lot line, many smaller species and columnar varieties a¥rdet to be planted
which allow formore planting opportunities within the narrower setback, witrder varieties to be
planted along Knotty Pine and within the common property in thetmeest corner. Council can
anticipate additional tree plantings to occur within the park dedication amé within the bolevard on
Knotty Pine. Further detail on the park and boulevard tree plgstiwill be determined by the Parks
Department.

MULTIMODAL NETWORK

PEDESTRIAKYCLING ANBAOTORISINETWORK

The subject properties are located near downtown Langford and thezefme within close walking
distance to many shops and servicé#hile no sidewalk is planned to lbenstructedon the western side
of Knotty Pine, one is being constructed on the eastern side. The nortliErms0Orono Avenue will also
have a sidewalk constructedhe site is situated close to bus stops that provide frequent sertaice
downtown Victoria, Sooke, and other neighbourhoods throughaangford and the West Shore. The site
isalso very near to the E&N Trail which provides a safe cycling akthwabute from Langford through
View Royal and Esquimalt, terminating in downtown Victoria. Primary vedcless to the development
will be provided off Orono Avenue. The proposal has also been refer8@ foransit anthe Ministry of
Transportation and Infrastructur@nd both organizatiomhave stated they have no concerns.

The Director of Engineering has noted that no Traffic Impact Assa# is necessary for the proposed
development.

FRONTAGHEMPROVEMENTS

Full frontage improvements to Bylaw No. 1afa@ndardswill be required. The Director of Engineering has
noted that this will include a bike lane, streetlights, and boulevierprovementsalong Knotty Pine Road
and sidewalk, bike lane, streetlights, and boulevard improvementgyalmono Avenue.

INFRASTRUCTURE

STORMWATER MANAGEMENT

The applicant will be required to provide a stormwater management plan tosttesfaction of the
Director of Engineering prior to the issuance of a buildiagmt or subdivision approval, whichever is
first. As part of their application, the applicant has submitted arsteater technical memo outlining how
they plan to adequately manage stormwater-site. This memo has been reviewed and approved by the
Director of Engineering.
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SFWERS

A sewer main exists along Knotty PiRead and a connection from the units to this main would be
required. Any improvements, extensions, or modifications neededdasewer main within the municipal
road rightof-way will be completed by West Shore Environmental Services at the apieapénse.

CONSTRUCTION IMPACT MITIGATION

CONSTRUCTIGBARKINGVIANAGEMENT

Council may wish to require a Construction Parking and Trslificagement Plan as a condition of
rezoning and require that it be provided to the satisfaction of tire®@or of Engineering prior to any land
alteration. This should be secured within a coaety prior to Bylaw Adoption.

MITIGATIORPLAN

As per Bylaw No. 1000, Section 2.5, a Mitigation Plan is required prior to laratialt to the satisfaction
of the Director of Engineering (this is an interim measure for all develomnentila Good Neighbour
Policy is adopted). A Mitigation Plan is required where there areoredse grounds to anticipatany

discharge of contaminants, pollutants, silts, airbornetigalates (dust) or materigltoxic or natural}to

any watercourses, municipal ditches and sewage systems, public orterleads waters or the
atmosphere.

NEIGHBOURHOOD CONSULTATION

The applicant has informed staff that they have been in touch witstrobthe neighbours and have
received positive feedback. As noted previously, the townhouse projessathe street on Knotty Pine
is owned by the same company as this proposal.

FINANCIAL IMPLICATIONS:

Rezoning the subject properties to permit higher density of develogméhincrease the assessed value
of lands and eventually will increase municipal revenue du¢gh®number of units created.As the
developer is responsible to complete &lbntage improvements, the direct capital costs to the City
associated with this development will be negligible. A summary of AgneBontributions and
Development Cost Charges that the developer will be expected to pay, isealitli Tables 4 and 5 below

COUNCIL’S AMENITY CONTRIBUTION POLICY

The amenity contributions that apply as per Council’'s currenbrdéible Housing and Amenity
Contribution Policy are summarized in Table 4 below, based the total dei@@residentialunits.

Langford
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Table 4- Amenity Contributions per Council Policy
Amenity Item Per unit / area contribution Total (27 units)
General Amenity . . :
Reserve Eund $3,800per residentialunit $102,600
Affordable Housing . . .
Reserve Fund $1,000per residentialunit $27,000
TOTAL POLICY
CONTRIBUTIONS $129,600
Table 5 Development Cost Charges
Development Cost Charge Per Unit Contribution Total (27 units)
Roads $3,865 $104,355
Park Improvement $1,948 $52,596
Park Acquisition $130 $3,510
Subtotal (DCC'’s to Langford) $160,461
ISIF $331.65 $8,954.55
CRD Water $1,644 $44,388
School Site Acquisition $800 $21,600
TOTAL DC((sstimated) $235,403.55

LEGAL IMPLICATIONS:

Should Council choose to proceed with consideration oawyNo. 2151, a Public Hearing will be
scheduled in accordance with the requirements of tiweal Government Act

The amenity contributions specified in Table 4 abawe incorporated into Bylawo. 2151 andvill be
payable at the timef building permitalong with thecurrent Development Cost Chargspecified in the
various DCC Bylaws.

Council's other conditions of approval would be registered in a Section 2lén@at in priority of all
other charges on title prior to consideration of Bylaw Adoption.

Langford
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OPTIONS:

Option 1
Thatthe Sustainable Development Advisory Committee recommend that Council

1. Proceed with consideration of First Reading of Bylaw2461to amend the zoning designation of
the properties located a2832, 2834, 2836, and 2838 Knotty Pine Rioawh R2to CCXlubject to the
following terms and conditions:

a. That the applicant providess a bonus for increased densjtthe following contributions per
dwelling unit prior to the issuance of a building permit

i. $1,000towards the Affordable Housing Reserve Fund; and
ii. $3,800towards the General Amenity Reserve Fund;

b. That the applicantprior to Bylaw Adoptionregistersa Section 219 covenait priority of all
other charges on title, that agrees to the following

i. That the following will be provided and implemented to Bylaw No. 1080dsirds to
the satisfaction of the Director of Engineering prior to the issuamica building

permit:
1. Full frontage improvements;
2. A storm water management plan;
3. A mitigation planand
4. A construction parking management plan.

ii. That the properties be consolidated prior to issuance of a Deveémt Permit for
Form and Character;

iii. That a separate covenant be registered priotthe registration of a strata plafor
the proposed development agreeing that the garages are to be used foraitkeng
of vehicles and not the storage of items preventing the parking oicleshthereinin
favour of the strata;

iv. That 5% of the lot area on the corner of Knotty Pine Road and Ororau&vbe
dedicated to the City as pagtior to the issuance of a building permit;

v. That the strata be responsible for maintaining and irrigating bargvandscaping
with the exception of boulevard trees and boulevard tree irrigation, which will be
maintained by the City;

Langford
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vi. That all concrete used esite will utilize readymix concrete that meets or exceeds
the weighted average Global Warming Potential targets based on Concrete BC
Baseline (average) mix datand that prior to the issuance of a Building Permit the
applicant shall provide a Type Il Environmental Product Dedar#tat is 3 party
verified specifying the total Global Warming Potential value emdfirming that the
proposed development meets the requirementslafw Carbon Concrete Policy POL
0167PLAN;

AND

2. Authorize the Director of Planning to issue a setback variance tedbthern interior siddot line,
reducing the requirement from.2m to 1 m along the park boundary.

OR Option 2

THAT the Sustainable Development Advisory Committee recommend thatiCtake no action with
respect to this application to rezor832, 2834, 2836, and 2838 Knotty Pine Raadker BylawNo. 2151
until such time as the following items are addressed and reviewed by the Sustainamto@eent
Advisory Committee:

a. :
b. :
C. :

SUBMITTED B3Yulia Buckingham, Planner Il

Concurrence: Leah Stohmann, MCIP, RPP, Deitgctor of Planningnd Subdivision
Concurrence: Donna PetrieSeniorManager of Business Development and Events
Concurrence: Yari Nielsen, Director of Parks, Recreation and Facilities
Concurrence: Matthew Baldwin, MCIP, RPPirector of Planningnd Subdivision
Concurrence: Katelyn Balzer, P.En@®irector ofEngineeringind Public Works
Concurrence: Michael Dillabaugh, CPA, CA, Director of Finance

Concurrence: Marie WatmoughDeputyDirector of Corporate Services
Concurrence: Braden Hutchins, Director of Corporate Services

Concurrence: Darren Kiedyk, Chief Administrative Officer
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Appendix A- Site Map

REZONING BYLAW AMENDMENT
(Z23-0018)
2832, 2834, 2836 & 2838 Knotty Pine Rd

p

SUBJECT
PROPERTIES

i
Scale: N.T.S. Last Revised: 2023-08-30

Document Name: Z23-0018_Site Ma
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Appendix B-Location Map

REZONING BYLAW AMENDMENT
(Z23-0018)
2832, 2834, 2836 & 2838 Knoftty Pine Rd

p

SUBJECT
PROPERTIES

Document Name: Z23-0018_Location_Ma

Scale: N.T.5. Last Revised: 2023-08-30

Langford

where it all happens.



?2 < RRA

? Z M
ZI SN? Z\V %N @ @<Z RZ AW

2 A3
V R* uf# R
ZW ? Z\V N @ @<z RZATLW V)Y %
VR* ufE T - &
IW ? Z\V MN @ @<Z RZATLW V) %
VR* R T 9
2! *? Z\V %?@ @<Z RZATZE VW
V R* %f& f %
TXT<RR2 2 d ®W " @V ( #V € >VZYZ \? =< R& Vb _RW ST
Ta= ?2VZh MV =f"
i, 2 R2hWM W T izf
=k PZRRRB X M
QaT O KBe 4 T W
b 18 4Bn 5@@S5
B0 ' 3n ™9
Y
i3y [4 o #47 N iB ot 99
£
iz i P -
2w -
2 : s 1. ® ®
2y e ¢ 3 ®
EY P o#
S < = e s
ng s s ¥
=y 2
w hag =
L1 & Ry
£
4 sy
7 23y TEa
ity
By,
EH3ZOES4 28IE2E5S KNOTTy oLt | szl venc| awo 1ozo
NOCRESS 2w Roas, Lansroao. BO i i czel  vmoc| ama
Zomms 503 IRT-1) b
AL Frorazso L =S
M=t wer 57 A
Lar aree 8.053.00 Lo G T
Sire winTa EERRS haw P T
STE Covenacs 160 1.8z08d ! 43300 LS

FARTI.Z B.28.08 1.20 D
Taomr vann Brmene anoo o
Ser=ecs West za S
Sersnie Fas a.=o oo
F=zn vans Soraenk 1oz

Max Booms Heisns 103
PeRKINS RESDERTIEL 2 Famng PEn LN 54 a8

FARKINS ¥ S TOR 5 =T 1308

CARKINE TaTAL 59 54

EL 221 1aa
SomMOn OLTBOER &WskTy Brecs (3% or it a0 o Saen
Lo et LEE - -
224 150

e g 150 1s1s

LT w7 2z =14 1447 33z 1o

R
I [ T
| — 80001 | ;
I =
+ !
=] e \
a = = I
o : | v
i 7 TH |
o | * T — =
. ] ‘
A | 7 ! F
g | |
r | QI
=l # 1 | 1
| | | _J
8 s | y E
& | LS i
H N f I &y
£ ! 1 !
H \ %1 |
| ‘ " I
| |
L i
* ‘ ;
E | 7 Sl
i | | : |
- ! | |
| | i [ | il
& | | |
E' (‘ Z I I
g ! | -
L L | ol
fr= —— 1 | B
g )| | o
;: 1 ; ; o
| ol 1
& T 8 i
i | Lo s
H ! | }
1| |
i | N
i ' i ! 2
| | |
= =L i | =
‘ | & i
o " X ! ‘
| | |
i | 1 P
* X I
£ ‘ | |
- L] R - — ‘
() %
, a
‘ L L] L)
o &;
|
B - N3 P LS
SN
% N
7 <
! g N ©

VANCOUVER
BUILDING
DESIGN

& wew v s

o ™

e

| o [

VE

T\®

O "
v I
s O]
s 3

rdr

(




Yot [ B

o
, <6 BES <5
B C F PE
G <
EBAA
wWHE NG +GDB
5 S R
B 6 R
WeB¥6C C
NBC
@5t <,
1 I Wi "8 &
W 4 W WY
AW X@w RZ B W 074

CERTIFIED | | MUNICIPAL
ARBORIST SPECIALIST

7 Cit %“Ia

hig %‘ Gu}ﬁg ]
% A ISATREE RISK Arboricultural
2 ASESMENT NIPTC & csociation
ISA @uUALlF[ED Qualified Technician Member




$ #%

%

% &&

(%

/+10
32 (
+# $5
Y $5
# #$5



@ ) ¢

o/l - . 2 0 34
3 56 73 5 . 16 0
1908 . 0 3 < 0 3
/1
R DQ@E
< OF0 3 HO J B6&
5K K K5 2 [/ 0 M K
I @/ <G 00 3IH 3
OP 31 84 3/ )
1002/ [/ 0 3 7
2 | 3 WP
/ . 0Q2 0 o
I o8& / 1 5<. &
=01/ 5 8 0
0 Q
/1 QD /I %% 0 2
0 50 5 R §
0 2Q2 0 /] G . 0 2
» B \eXap
I 3 A s
0P 2 /I @ 4 5< &
5 0 2 3/ . B 30
0 K K K e H3 MK
0 2/ 0 000.3 .91
00 al / 5 0GO03 5
< / 0 O EIO 00. 3



e (

( + . % 10 ' -+ /
1" 3 84'&
%e& - &N ( 3

2 @%

R —

L
& ++ L% - 4 &

8 '& - % LW

) ) & %
+ (4)8&" (, +- %
( % (

R' & % % @4 &4'&

H, %f & + %

384'&

Wﬁ kv saffjt /6| slinak @ sp 1] ke



&

&%

& I
som
B
C
) ( D
&& ' R
) E )
E C& 5
)
B )
&& ' )& *
( * * 6*(
' t
t
& - €J (
B H&
* CE (*
F )& &8
& ) *
F'& * *
B & * o+
B
&K CD
& )
& ( & '&D+ F
& &(L

+&



43 2
8
; 55
3 3
4 3 3
8
=
3 4
4 :
5 4954
7 5% 5 85
25 8
5
9 97 K5)
5 %5 3
3 5 582
945 2
;4 b
5
98 4
3 5
4 3
5 7
A
3 5 1
923 5
95 3 A 7

2

01

7 2

83
4

EBEP78 2 2
5 6
5 3

5%
89 a8
8
5 a8
5
554 <2
4 5
5 8 5
&6
B 5 :
8
558
85
8
@ :
7 85

5

3%

8
4 4 483
5 2 32
5 553 5 28
4 8 7 4 B
2 5
995 4
> 4 %
45 2 42
5
384
8 46 5 385
8 49
5 a
48

9 8



NS

VR G5 *+

6 & ? @& .} a R @ = L biee H B HOW @b @
B [ B PBHK DK & a@® (& B
9 & B B @K
H K Ho &
W XYE A @ WWw Wt Wt kK ¥ [ ¥ia j\g mpH  whg  ~—mip
@ W g o W i)
i 7 | i
i b
¢3] -m| o &
L ) oM ts % t k ¥ P ril yia j\g m-p W
[ L | g g
P i . D
iy 1o i
. i -m|
I W ) o tt o, %0 —¥jj .3 ¥ia j\g mp&H vl
e g - T
‘a @E 7 | ool i
o e
b -m|
t ™I ) o t. f t —ujj P ril yia j\g m -p £ riy o
i3 i g S
P i o &
iy
3] -m|
A w3 > 3
te..; ¥Y. fr 8§ « 1ag!
.- ££ £© £ «
® 8 ¥¥ E
| B 3 & 1 «
©OF -§ o £ ., B £ ¥ R
' I # $



( Y& - )

) - 861 44%) 6 4
- )o@ 4 & C)
{8
K H J
*)
J 8
J L) MK + 4*C
Sxas
) 7K+ 4 J+4
x4 8
+4 +4 JTKL)
37
J B 7 KB+
+)) 7C

) NB)

)T K J 7C* K

*4 + * B)

+*

+)

BC
+) B C
4C4 4
N B
4
*
2
C N7R
4 4
77+ )
9yt s

oC * K

/3120

7

*

B4

B 4



VR EM(; <+



P L = .
v Sep
i o
o O
v ok | -
ok L d @t
WIEE P amufen
hiolial avepp vp
ot Fapes o

o s e
H 2 M
2 e
- = % 8 [ % . K
. : —
P — f W .
. E = o k
= 4 L r
< sfiw .
&\ =
e
s e . =

/.1

Xr00r e




AN ¥



D XA# @v'YPb
#YT$ Q D NTWP QD &V EAA VT BINN@A P $
@L - (& -)
#YTQ D NTWP QD v EAA VT B/NT@A P &  (
@L - (3 o
#YIQ D NTWP QD W EAM WT BN@A P®

#YT$ - D NTWP ( DYV EAA VT BUNI@A P §(
(G B

NR/N ALED "D b %&Q% Q0 % 8% & CPYT @ FPD BrA LlGA PX YBQ M

NEB  DPTd YPVPX B'%
@Y@ YD L EDAYPV PX NN % BT '§

@Bg DNI LD 'NBV @VYPo

7 /8% BN 4 B8 @ N R
5/ /454 85 i 199@B9
| osl4 9B NN %<
7\
lig T < LE@F
b o
T B
\
D =
an, e
7
B iz A MB
R
P

j &3 ¢ &t
€
&
&
86
¥
= &
e

s Live

aa,8

Urreen Live Tarew S

2832/2834/2836/ 2838 KnarTy
s noacas Fine RoAD. LangraRo. oc SIE.] Lk L
- Ad.m]
Zomne |Ec-2 1RT-11
3= sa)
i owes Frcrosss [
A=K ET 37 aasf 17
Lar asce 3.08m.00] . ‘ i
5re winTh 35,17 ER 421 o 17
. - 4.1 iz vl
=iTE CoveRagE IBos) 1.m40.80 1,4mm.00
£l sa) asm vies] a7
FaR=1.3 6380308 1.20 100
a 22 sa= vimal e
FRanT YaRD SETRACE a.oo) o
: st = aam tieal
EETmank weST 120 5.3
mETRAnK EaST a.=0) a.50)
LX) 278 4ae] aa.% vies| a7
Fean vanD Sermacs 5.50) 5.50)
4 4.5 17,1
MA% BLILDING HEGHT 10.00) 9.58)
) =o.3 EER:|
co.a
FARKING RESISENTIAL = PaRKNG FER LN =) se
Fanking vimmon 5| 5|
PRk TETAL 51 &1 B
Camman Duroaoe AuenTr Brace 5% or o
Lar ascal 123.40] 153, 42|
dsa 5
ama sw Vg
so.a 1289
s.z7 s 1210] 33

| cames

VANCOUVER
BUILDING

|
- | =
= A ®
i
I i
H % $
| P o
- " %
A ¥ &
;z \ ! .
S
5 #
A \ (
H #)
E Hox

s (s re wr

s wa

e

EZ 3

O B e v NPV D DL @ eon me ¢ P Y
D@D L W s T T T oD L
B T R Y o
WAL BE e DM el D VP

R v TR

M WEDW W AD MED Nl BT M @ DD
B W e WEDR P AT YT VIO h R D
na"GD “ans e o A Wei o et b8 Wy P DBne
Wiz TP of VD R EA R D

v 1 iy u Ve
® ®
P® N @
%8 % %&r @C B Q
m

e

= A
i $ E %&
T WX =

W PA
. & _ >




) 0450

" s
HS % & B &R

&% ar %
B oan

a3+)

Greenspace Designs

Sustainable Landicape Design
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