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The District of North Vancouver 

REPORT TO COUNCIL 

AUTHOR: Doug Allan, Community Planner 

SUBJECT: BYLAWS 8080 AND 8094: REZONING AND HOUSING AGREEMENT 
BYLAWS FOR A 16 UNIT APARTMENT PROJECT AT 1591 BOWSER 
AVENUE 

RECOMMENDATION: 

It is recommended that: 

1. Bylaw 8080, which rezones the subject site from Marine Drive Commercial Zone (C9) to 
Comprehensive Development Zone 83 (CD83) to enable the development of a 16 unit 
apartment project, be given FIRST Reading; 

2. Bylaw 8094, which authorizes a Housing Agreement to prevent future rental restrictions on 
the subject property, be given FIRST Reading; and 

3. Bylaw 8080 be referred to a Public Hearing. 

REASON FOR REPORT: 

To obtain Council's authorization to proceed to Public Hearing 
to amend the site's zoning (Bylaw 8080) to enable the 
development of a 16 unit condominium apartment building. 
Associated with the rezoning bylaw is a Housing Agreement 
Bylaw (Bylaw 8094) to prevent future rental restrictions. 

SUMMARY: 

London Meridian Properties Inc. , proposes to redevelop the 
commercial property at 1591 Bowser Avenue with a 3 storey 
apartment building containing 16 units. Implementation of the 
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project requires rezoning, a housing agreement bylaw and issuance of a development permit. The 
rezoning bylaw, Bylaw 8080, and a Housing Agreement Bylaw, Bylaw 8094, are recommended for 
First Reading and Bylaw 8080 is recommended for referral to a Public Hearing. A development 
permit will be forwarded to Council for consideration if the rezoning proceeds. 
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EXISTING POLICY: 

Official Community Plan 

The subject property is designated as Commercial Residential Mixed Use Level 1. This designation 
is " ... intended predominantly for general commercial purposes, such as retail, service and offices 
throughout the District. Residential uses above commercial uses at street level are generally 
encouraged. Development in this designation is permitted up to approximately 1. 75 FSR. " The 
proposed development does not include independent commercial uses, but, as the site is located one 
half block south of Marine Drive, the residential project, with limited live-work use, is appropriate. 

Zoning 

The development site is zoned Marine Drive 
Commercial Zone (C9) as shown on the accompanying 
map. The C9 zone contains different height and FSR 
regulations depending upon whether the site is larger 
or smaller than 11 00m2 (12,000ft.2

). In this case, the 
site, at 1023.4m2 (11,015ft.2

}, is smaller and as a result 
building height is limited to 8m (26.25ft.) and FSR to a 
maximum of 1.0. For reference, sites greater than 
11 00m2 (12,000ft. 2

) allow for a height of 13.5m (44.3ft.) 
and an FSR of 1.75. 

The proposed building is 11m (36ft.) high with a density 
of 1.68. To enable the proposed building height and 
greater FSR for this site, Bylaw 8080 proposes the 
establishment of a new Comprehensive Development 
Zone 83 (CD83) tailored specifically to this project. 

Development Permit Areas 

The subject lot is designated as Development 
Permit Areas for: 

• Form and Character of Multi-Family Housing; and 
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• Energy and Water Conservation and Greenhouse Gas Emission Reductions. 

In addition, the site is subject to the Form and Character Design Guidelines applicable to Marine 
Drive. A development permit report outlining the project's compliance with the applicable DPA 
guidelines, will be provided for Council's consideration should the rezoning proceed. 

Strata Rental Protection Policy 

Corporate Policy 8-3300-2 ("Strata Rental Protection Policy") applies to this project as the rezoning 
application would permit development of more than five residential units. The policy requires a 
Housing Agreement to ensure that future strata bylaws do not prevent owners from renting their units 
and Bylaw 8094 is provided for Council's consideration. 
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ANALYSIS: 

The Site and Surrounding Area: 

As illustrated on the following aerial photograph, the site is located on the west side of Bowser 
Avenue, south of Marine Drive. Two open lanes are located to the south and west. The site is 
1,023.4m2 (11 ,015.7ft. 2

) in area. 

Surrounding properties consist of: developed commercial properties (C9) to the north, east and west; 
and, "lllahee", a multi-family project (RM6), to the south. 

The site is currently occupied by a 2 storey commercial building over a partial basement level, with 
surface parking, illustrated on the following aerial image as viewed from the south. 
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Project Description: 

a) Site Plan/Building: 

The project consists of a single build ing containing 16 apartment units in a 3 storey, flat roof 
building form as illustrated on the following site plan and building images. 

~ ~.~ . ~ . 

. • ·' ... - . . . .... ' , . 

The unit mix consists of 5 studios, 3, one bedroom, 6, two bedroom units and, 2, three bedroom 
units, ran~ing from 60m2 (643ft.2) to 150m2 (1617ft.2

) in size. The total floor area is 1716m2 

(18,473ft. ) resulting in an FSR of approximately 1.68. The building is 11m (36ft.) in height. The 
applicant has proposed that the 6 units on the main floor be permitted to have live/work use. 

In response to input from staff and the community, the architect has worked to revise the building 
design/massing to act as a transition between the typical form of development on Marine Drive 
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and the lower density multi-family development to the south. The building elevations are 
illustrated in the following images. The principal building materials consist of brick accented with 
hardi panel. As the north elevation will not be visible when the site to the north is redeveloped, 
this elevation consists of a grey-coloured, split face, concrete block with dark charcoal smooth
face block as an accent material. 

East (Bowser) Elevation West Elevation 

South Elevation North Elevation 

b) Parking/Access: 

Parking proposed is a total of 22 spaces (1 .37 spaces/unit), provided underground with access off 
the lane to the west of the site. The applicant's transportation consultant, Bunt & Associates, 
provided an analysis utilizing the District's Parking Principles for OCP Town and Village Centres. 
For projects within 400m of a Frequent Transit Development Area such as this site, 1.2 
spaces/unit, including visitor parking is contemplated. This ratio is supported by the Metro 
Vancouver Apartment Parking Study which examined required apartment parking supply. Both 
the District and Metro Vancouver parking ratios would require 20 spaces for this development. 
Based on that analysis, Bunt & Associates concluded that a supply of 22 spaces was adequate 
for this project. Therefore, staff support the proposed parking as the site is close to transit service 
on Marine Drive and it is within the range of parking provided for other projects on Marine Drive. 
To support the parking rate, Bunt & Associates suggested several Transportation Demand 
Management strategies including: 

• electric vehicle parking; 
• carsharing; and 
• the provision of bicycle facilities within the building. 

Staff will continue to work with the consultant to finalize a trip reduction strategy which, in addition 
to the above measures, will incorporate personal travel planning and 6 month transit pass 
programs. 
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c) Landscaping: 

The landscaping concept consists of several different elements, including: 

• street tree planting along Bowser Avenue; 
• low shrub/lawn planting and sidewalk along the south property line to create a separation 

between the east/west lane and the building; and 
• screen planting around an exterior resident amenity patio and water feature, to the 

rear (west) of the building. 

Details of the landscape concept will be provided as part of a future development permit report. 

d) Accessible Units 

In response to the District's Adaptable Design Guidelines, 4, (25%), of the units will be designed 
to meet the Level 2 standard and the remaining 12 units (75%) will meet Level 1 B. 

Reduced copies of site, architectural and landscape plans are included as Attachment A for Council's 
reference. 

OFF-SITE IMPROVEMENTS: 

The application includes the construction of a new sidewalk in the lane to the south and off-site, 
streetscape upgrades along Bowser, including the introduction of street trees. 

GREEN BUILDING MEASURES: 

Compliance with the Green Building Strategy is mandatory for projects reqUinng rezoning. The 
project is targeting an energy performance rating 30% better than the ASHRAE90.1-2007 standard 
which represents a significant improvement over the Green Building Strategy Energy Performance 
baseline (13% better than ASHRAE90.1-2007), and will achieve a building performance equivalent to 
Built Green HD™ 'Gold'. 

Key energy and building performance measures include: 

• condensing tankless water heaters; 
• the provision of operable windows for natural ventilation; 
• glazing with improved insulation values; 
• ventilation heat recovery; 
• air source heat pumps; 
• certified sustainably harvested dimensional lumber and flooring ; and 
• window shading devices on west elevation; 

COMMUNITY AMENITY CONTRIBUTION: 

The District's Community Amenity Policy requires a contribution for projects which propose an 
increase in density. The CAC for this apartment project is based on $15.00/sq.ft. of the increased 
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residential floor area over the base density. This amounts to a CAC estimated at approximately 
$111,850. The community amenity contribution has been included as part of the density bonus 
provisions in the proposed CD83 Zone and the zoning provisions note that the District may use the 
CAC funds for any of the following: 

• public art; 
• park, trail , environmental or other public realm improvements; 
• municipal or recreation service or facility improvements; or 
• the affordable housing fund. 

IMPLEMENTATION: 

Implementation of this project requires Council's consideration of: rezoning (Bylaw 8080); a Housing 
Agreement Bylaw, (Bylaw 8094); issuance of a development permit; and, registration of a 
Development Covenant. 

Bylaw 8080 (Attachment B) rezones the subject property from Marine Drive Commercial Zone (C9) to 
a new Comprehensive Development 83 Zone (CD83) which: 

• establishes low rise apartment as a permitted use; 
• allows live/work use as a permitted use under specified conditions; 
• allows home occupations as an accessory use; 
• establishes a base density (Floor Space Ratio) of 1.0; 
• requires a housing agreement and a community amenity contribution to support an FSR 

increase to 1.68; 
• establishes building coverage, setback and building height regulations; 
• requires compliance with acoustic requirements; and 
• establishes parking and bicycle parking regulations unique to this project. 

Bylaw 8094 (Attachment C) authorizes the District to enter into a Housing Agreement to ensure that 
the proposed units remain available as rental units. 

The Development Covenant will be required prior to the adoption of the Rezoning and Housing 
Agreement bylaws and will include requirements for: 

• a green building covenant; 
• a stormwater management covenant; 
• a covenant to ensure the final trip reduction strategy is implemented prior to the issuance of 

an occupancy permit; 
• a construction management plan; and 
• a right-of-way for a 4m x 4m corner cut over the southwest corner of the site to improve traffic 

movement and visibility at the junction of the two abutting lanes. 
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CONCURRENCE: 

The project has been reviewed by staff from Environment Services, Permits, Parks, Engineering, 
Policy Planning, Urban Design Planning, Transportation Planning, the Fire Department and the Arts 
Office. 

Advisory Design Panel 

The application was considered by the Advisory Design Panel on June 12, 2014 and the Panel 
passed the following motion: 

"THAT the ADP has reviewed the proposal and recommends APPROVAL of the project SUBJECT to 
addressing the following items to the satisfaction of staff: 

• consideration of simplification of the building envelope to allow for successful detailing; 
• review of the format of common amenity area with regard to the relationships to the adjacent 

private outdoor spaces and accessibility of the amenity area overall 
• review of the north wall treatment including transition of materials, durability and detailing; 
• review of format of canopies particularly with regard to management of drainage; 
• review of location and access to waste disposal facilities ; 
• confirmation of building code compliance regarding balcony and roof projections within 1.2m 

of the north property line; and 
• review of glazing and solar gain issues for west elevation." 

In response to the Panel's motion and discussions with staff: 

• the south elevation has been revised to simplify the detailing; 
• the rear common amenity space has been buffered from the surrounding lanes with low walls 

and hedging and the private resident decks are delineated with additional hedge planting; 
• the north elevation has been redesigned to include a grey-coloured split-face block with 

contrasting charcoal-coloured block and the brick material used on the east elevation which 
and this will also address the Building Code concern identified by the Panel; and 

• solar shades have been added to the windows on the west elevation. 

PUBLIC INPUT: 

A facilitated Public Information Meeting was held on June 19, 2014 and was attended by 12 members 
of the public. Seven written submissions were provided following the meeting. Comments received 
included the following: 

• the potential for the units to be rented; 
• the project architecture, building coverage and density; 
• the size of the balconies; 
• the anticipated length of construction; 
• the proposed parking; 
• potential impacts on property values; 
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• topics regarding the adjacent lanes and additional traffic; 
• the development of adjacent properties to the north; 
• the absence of a traffic signal at Bowser Avenue and Marine Drive; and 
• the possibility of installing speed bumps to slow traffic in the lanes. 

In response to input, the applicant has revised the project by: reducing the number of units from 24 to 
16 and the number of storeys from 4 to 3; reducing the density (FSR); revising the project design to 
create an improved transition to the residential use to the south of the site, including a large setback 
at the 3 rd floor; and adjusting the amount of visitor parking to provide more resident parking. 

A copy of the facilitator's report is included as Attachment D. 

CONSTRUCTION MANAGEMENT PLAN: 

In accordance with the requirements of the Development Covenant, a construction management plan 
is required to be accepted by the District prior to the issuance of any building permit. This is intended 
to minimize, and where possible avoid, construction impacts on local traffic and transit and the quality 
of life for nearby residents. This plan must be in place prior to the commencement of any building 
demolition works. 

CONCLUSION: 

This project is in keeping with the building form envisioned in the OCP. The applicant is proposing 
building height and density in between their C9 zoning and the larger lot C9 zoning, and therefore, 
rezoning is required to implement the project. The architect and staff have worked to soften the mass 
of the building, including: reducing the number of units and residential floors; setting the upper storey 
back from the main and second floors; designing the building with residential elements to create more 
of a transition between the existing residential development and the future redevelopment of the 
properties along Marine Drive; and, designed an improved north elevation as this wall will be visible 
to Marine Drive until the abutting properties to the north are redeveloped. As a result, staff support 
the rezoning to permit a transitional height and FSR for this property. The project is now ready for 
Council's consideration. 

OPTIONS: 

The following options are available Council's consideration: 

1) Introduce Bylaws 8080 and 8094 and refer Bylaw 8080 to a Public Hearing (staff 
recommendation) ; or 

2) Defeat Bylaws 8080 and 8094 at First Reading. 
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Respectfully submitted, 

Doug A 
Community Planner 
da/ 
Attachments 

A - Reduced Project Plans 
B - Bylaw 8080 
C - Bylaw 8094 
0- Public Information Meeting Facilitator's Report 

0 Sustainable Community Dev. 

0 Development Services 

0 Utilities 

0 Engineering Operations 

0 Parks & Environment 

0 Economic Development 

0 Human resources 

REVIEWED WITH: 

0 Clerk's Office 

0 Communications 

0 Finance 

0 Fire Services 

O ITS 

0 Solicitor 

0GIS 

External Agencies: 

0 Library Board 

0 NS Health 

0 RCMP 

0 Recreation Com. 

0 Museum & Arch. 

0 Other: 
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g TTACHMENT _ i?; J 
The Corporation of the District of North Vancouver 

Bylaw 8080 

A bylaw to amend the District of North Vancouver Zoning Bylaw 3210, 1965 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "District of North Vancouver Rezoning Bylaw 1317 
(Bylaw 8080)". 

2. Amendments 

The following amendments are made to the "District of North Vancouver Zoning 
Bylaw 3210, 1965". 

(A) Section 301 (2) by inserting the following zoning designation: 

"Comprehensive Development Zone 83 

The CD83 Zone is applied to: 
Lot 11 , Block A, District Lot 825, Plan 7431 
(PID: 01 0-618-007) 

CD83" 

(B) Part 4B Comprehensive Development Zone Regulations by inserting the 
following : 

" 4883 Comprehensive Development Zone 83 CD83 

4883-1) Intent: 

The purpose of the CD83 Zone is to establish specific land use and development 
regulations for a 16 unit apartment building. 

4883-2) Uses: 

The following principal uses shall be permitted in the Comprehensive 
Development 83 Zone: 

(a) Uses Permitted Without Conditions: 

(i) Residential building, low rise apartment; 
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(b) Conditional Uses: 

(i) Live-work use; 

4883-3) Conditions of Use: 

The use of land , buildings and structures for live-work use is permitted subject to the 
following conditions: 

(a) Live-work use is limited to the ground floor of the building; 

(b) Businesses within a live-work use are limited to the following uses only, as 
defined in Part 2A of the Zoning Bylaw, 1965: 

(i) Office use; and 
(ii) Personal service use; 

(c) The following uses are specifically prohibited in a live-work use: 

(i) Dating service; 
(ii) Exotic dancer business; 
(iii) Gun shops; 
(iv) Social escort business or other similar business; and 
(v) Tattooing , piercing, branding or other similar service; 

(d) A live-work use may not be used solely for business purposes; 

(e) The business component of a live-work use must be conducted by a resident 
of the dwelling unit in which live-work use is permitted and not more than 3 
persons may be engaged at one time in a business in a live-work use; 

(f) All materials, equipment and products associated with a business in a 
live-work unit shall be stored within the building ; 

(g) No vibration, noise, heat, glare, odour, or electrical interference shall be 
detectable from outside the live-work premises and no excessive traffic or air 
pollution shall be generated by a business in a live-work use; 

(h) No operations, displays or signs shall be visible from outside the premises of 
a live-work use with the exception of a sign name-plate not exceeding one 
square foot in area; 

(i) No commodity may be sold in a live-work use except that which is permitted 
to be made in a live-work use; 
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4883-4) Accessory Uses: 

(a) Accessory uses are permitted and are limited to: 

(i) Home occupations in accordance with the regulations in Section 405 of the 
Zoning Bylaw, 1965. 

4883-5) Density: 

(a) The maximum permitted density in the CD83 Zone is limited to a floor space 
ratio (FSR) of 1.0; 

(b) For the purposes of calculating floor space ratio, the area of underground 
parking garages, underground mechanical rooms, underground garbage and 
recycling collection areas, underground storage areas and , above ground 
electrical and mechanical rooms, is exempted. 

4883-6) Amenities: 

Despite section 4B83-5, density in the CD83 Zone is increased to a maximum 
floor space ratio of 1.68, inclusive of any density bonus for energy performance, 
if the owner: 

1. contributes $111,850 to the municipality to be used for any or all of the 
following amenities (with allocation to be determined by the municipality in its 
sole discretion): public art; park, trail , environmental or other public realm 
improvements; municipal or recreation service or facility improvements; 
and/or the affordable housing fund; and 

2. enters into a Housing Agreement to ensure that all units in the building may 
be rental units; 

4883-7) Maximum Principal Building Size: 

Not appl icable 

4883-8) Setbacks: 

Buildings and structures shall be set back from property lines to the principal 
building face in accordance with the following regulations: 

a) North - Om (Oft.); 
b) East - 2.3m (7.5ft.); 
c) South - 2.4m (?.9ft.); 
d) West - 9.6m (31.5ft.). 
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4B83-9) Building Orientation: 

Not applicable 

4B83-1 0) Building Depth and Width: 

Not applicable 

4B83-11) Coverage: 

Buildings, structures, parking spaces, loading spaces and driveways shall not 
occupy more than 74% of the lot area; 

4B83-12) Height: 

(a) For a building with a maximum FSR of 1.0, the building is limited to a 
maximum of two storeys and a maximum permitted height, as measured to 
the top of the roof parapet, of 8m (26.25ft.); or, 

(b) For a building with a maximum FSR of 1.68 as contemplated in Section 
4883-6, the building is limited to a maximum of three storeys and a maximum 
permitted height, as measured to the top of the roof parapet, of 11m (36ft.); 

4B83-13) Acoustic Requirements: 

A development permit application shall require evidence in the form of a report 
and recommendations prepared by persons trained in acoustics and current 
techniques of noise measurements, demonstrating that the noise levels in those 
portions of the dwelling listed below shall not exceed the noise levels expressed 
in decibels set opposite such portions of the dwelling units: 

Portion of Dwelling Unit Noise Level (Decibels) 
Bedrooms 35 
Living and Dining rooms 40 
Kitchen, Bathrooms and Hallwavs 45 

4B83-14) Landscaping: 

(a) Altland areas not occupied by buildings, structures, parking spaces, loading 
spaces, driveways, manoeuvring aisles and sidewalks shall be landscaped or 
finished in accordance with an approved landscape plan; and 

(b) All electrical kiosks and garbage and recycling container pads not located 
underground or within a building shall be screened. 
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4883-15) Subdivision Requirements: 

Not Applicable 

4883-16) Additional Accessory Structure Regulations: 

Not applicable. 

4883-17) Parking and Loading Regulations: 

(a) A minimum of 22 parking spaces are required, inclusive of designated visitor 
parking and parking for persons with disabilities; 

(b) A minimum of 1 parking space designated for persons with disabilities is 
required; 

(c) A minimum of 2 parking spaces are required for designated visitor parking; 

(d) All regular, small car and handicapped parking spaces shall meet the minimum 
width and length standards established in Part 10 of the Zoning Bylaw, exclusive 
of building support columns; 

(e) All manoeuvring aisles shall be a minimum of 6.79m (22.3ft.) wide; and 

(f) A minimum of 7 Class 2 bicycle parking spaces are required." 

(C) The Zoning Map is amended in the case of the lands illustrated on the attached map 
(Schedule A) by rezoning the land from the Marine Drive Commercial Zone (C9) to 
Comprehensive Development Zone 83 (CD 83). 

READ a first time 

PUBLIC HEARING held 

READ a second 

READ a third time 

Certified a true copy of Bylaw 8080 as at Third Reading 

Municipal Clerk 
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APPROVED by the Ministry of Transportation and Infrastructure on 

ADOPTED 

Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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jATIACHW= ~J ' C,.. 
The Corporation of the District of North Vancouver ·----· 

Bylaw 8094 

A bylaw to enter into a Housing Agreement (1591 Bowser Avenue) 

The Council for The Corporation of the District of North Vancouver enacts as follows: 

1. Citation 

This bylaw may be cited as "Housing Agreement Bylaw 8094, 2014 (1591 Bowser 
Avenue)". 

2. Authorization to Enter into Agreement 

The Council hereby authorizes a housing agreement between The Corporation of 
the District of North Vancouver and London Meridian Properties Inc., Inc. No. 
587926, substantially in the form attached to this Bylaw as Schedule "A" with respect 
to the following lands: PID: 010-618-007, Lot 11, Block A, District Lot 825, Plan 
7431. 

3. Execution of Documents 

The Mayor and Municipal Clerk are authorized to execute any documents required 
to give effect to the Housing Agreement. 

READ a first time 

READ a second time 

READ a third time 

ADOPTED 

Mayor Municipal Clerk 

Certified a true copy 

Municipal Clerk 
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Schedule A to Bylaw 8094 

SECTION 219 COVENANT- HOUSING AGREEMENT 

This agreement dated for reference the 1st day of November, 2014 is 

BETWEEN: 

AND: 

LONDON MERIDIAN PROPERTIES INC., Inc. No. 587926 
#1700 -1075 West Georgia Street 
Vancouver, BC V6E 3C9 

(the "Owner'') 

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER, a municipality 
incorporated under the Local Government Act, R.S.B.C. 1996, c.323 and having its office 
at 355 West Queens Road, North Vancouver, BC V7N 4N5 

(the "District") 

WHEREAS: 

A. The Owner is the registered owner of the Lands; 

B. The Owner wishes to obtain development permissions with respect to the Lands and wishes to 
create a condominium development which will contain housing strata units on the Lands; 

C. Section 905 of the Local Government Act authorises the District, by bylaw, to enter into a 
housing agreement to provide for the prevention of rental restrictions on housing and provides 
for the contents of the agreement; and 

D. A covenant registrable under Section 219 of the Land Title Act may include provisions in respect 
of the use of land, the use of a building on or to be erected on lands; that land is to be built on in 
accordance with the covenant, is not to be built on except in accordance with that covenant or 
is not to be built on; that land is not to be subdivided unless in accordance with the covenant or 
is not to be subdivided. 

NOW THEREFORE in consideration of the mutual promises contained in it, and in consideration of the 
payment of $1.00 by the District to the Owner (the receipt and sufficiency of which is acknowledged by 
the Owner), the parties covenant and agree with each other as follows, as a housing agreement under 
Section 905 of the Local Government Act, and as a cont ract and a deed under seal between the parties 
and the parties hereto further covenant and agree that the Lands shall not be used or built on except in 
accordance with this Covenant as follows: 
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1. DEFINITIONS 

1.01 Definitions 

In this agreement: 

(a) "Development Permit" means development permit No. ___ issued by the District; 

(b) "Lands" means land described in Item 2 of the Land Title Act Form C to which this 
agreement is attached; 

(c) "Proposed Development" means the development on the Lands contemplated in the 
Development Permit containing not more than 16 Units; 

(d) "Unit" means a residential dwelling strata unit in the Proposed Development; and 

(e) "Unit Owner" means the registered owner of a Dwelling Unit in the Proposed 
Development. 

2. TERM 

This Agreement will commence upon adoption by District Council of Bylaw 8094 and will remain 
in effect until terminated by the District. 

3. RENTAL ACCOMODATION 

3.01 Rental Disclosure Statement 

No Unit in any building on the Lands that has been strata title subdivided under the Strata 
Property Act may be occupied unless the Owner has: 

(a) before the first Unit in the said strata subdivision is offered for sale, or conveyed to a 
purchaser without being offered for sale, filed with the Superintendent of Real Estate a 
Rental Disclosure Statement designating all of the Units in the said strata subdivision as 
rental strata lots and imposing at least a ninety-nine (99) year rental period in relation 
to all of the Units pursuant to the Strata Property Act (or any successor or replacement 
legislation); and 

(b) given a copy of the Rental Disclosure Statement to each prospective purchaser of any 
Unit in the said strata subdivision before the prospective purchaser enters into an 
agreement to purchase in respect of the Unit. 

3.02 Rental Accommodation 

Every Unit constructed on the Lands from time to time may always be used to provide rental 
accommodation as the Owner or a Unit Owner may choose from time to time. The restrictions 
set out in this Agreement shall not be construed to prevent a Unit Owner, or a member of the 
Unit Owner's family, from using a Unit for personal accommodation. 
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3.03 Binding on Strata Corporation(s) 

This agreement shall be binding upon all strata corporations created upon the strata title 
subdivision of the Lands or any buildings on the Lands pursuant to the Strata Property Act. 

3.04 Strata Bylaw Invalid 

Any strata corporation bylaw or rule which prevents, restricts or abridges the right to use any of 
the Units as rental accommodations shall have no force or effect. 

3.05 No Bylaw 

The strata corporation(s) shall not pass any bylaws or rules preventing, restricting or abridging 
the use of the Lands, the Proposed Development or the Units contained therein from time to 
time as rental accommodation. 

3.06 Vote 

No Unit Owner, nor any tenant or mortgagee thereof, shall vote for any strata corporation 
bylaw or rule purporting to prevent, restrict or abridge the use of the Lands, the Proposed 
Development and the units contained therein from time to time as rental accommodation. 

3.07 Notice 

The owner will provide notice of this Agreement to any person or persons intending to purchase 
a Unit prior to any such person entering into an agreement of purchase and sale, agreement for 
sale, or option or similar right to purchase as part of the Disclosure Statement for any part of the 
Proposed Development prepared by the Owner pursuant to the Real Estate Development 
Marketing Act. 

4. DEFAULT AND REMEDIES 

4.01 Notice of Default 

The District may, acting reasonably, give to the Owner written notice to cure a default under this 
Agreement within thirty (30) days of receipt of notice. The notice must specify the nature of the 
default. The Owner must act with diligence to correct the default within the time specified. 

4.02 Costs 

The Owner will pay to the District on demand by the District all the District's costs of exercising 
its rights or remedies under this Agreement, on a full indemnity basis. 

4.03 Damages an Inadequate Remedy 

The Owner acknowledges and agrees that in the case of a breach of this Agreement which is not 
fully remediable by the mere payment of money and promptly so remedied, the harm sustained 
by the District and to the public interest will be irreparable and not susceptible of adequate 
monetary compensation. 
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4.04 Equitable Remedies 

Each party to this Agreement, in addition to its rights under this Agreement or at law, will be 
entitled to all equitable remedies including specific performance, injunction and declaratory 
relief, or any of them, to enforce its rights under this Agreement. 

4.05 No Penalty or Forfeiture 

The Owner acknowledges and agrees that it is entering into this Agreement to benefit the public 
interest in providing rental accommodation, and that the District's rights and remedies under 
this Agreement are necessary to ensure that this purpose is carried out, and the District's rights 
and remedies under this Agreement are fair and reasonable and ought not to be construed as a 
penalty or forfeiture. 

4.06 Cumulative Remedies 

No reference to nor exercise of any specific right or remedy under this Agreement or at law or at 
equity by any party will prejudice, limit or preclude that party from exercising any other right or 
remedy. No right or remedy will be exclusive or dependent upon any other right to remedy, but 
any party, from time to time, may exercise any one or more of such rights or remedies 
independently, successively, or in combination. The Owner acknowledges that specific 
performance, injunctive relief (mandatory or otherwise) or other equitable relief may be the 
only adequate remedy for a default by the Owner under this Agreement. 

5. LIABILITY 

5.01 Indemnity 

Except for the negligence of the District or its employees, agents or contractors, the Owner will 
indemnify and save harmless each of the District and its elected officials, board members, 
officers, directors, employees, and agents, and their heirs, executors, administrators, personal 
representatives, successors and assigns, from and against all claims, demands, actions, loss, 
damage, costs and liabilities, which all or any of them will or may be liable for or suffer or incur 
or be put to by reason of or arising out of any act or omission by the Owner, or its officers, 
directors, employees, agents, contractors, or other persons for whom at law the Owner is 
responsible or the Owner's ownership, operation, management or financing of the Proposed 
Development or any part thereof. 

5.02 Release 

Except to the extent such advice or direction is given negligently, the Owner hereby releases and 
forever discharges the District, its elected officials, board members, officers, directors, 
employees and agents, and its and their heirs, executors, administrators, personal 
representatives, successors and assigns from and against all claims, demands, damages, actions 
or causes of action by reason of or arising out of advice or direction respecting the ownership, 
operation or management of the Proposed Development or any part thereof which has been or 
hereafter may be given to the Owner by all or any of them. 
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5.03 Survival 

The covenants of the Owner set out in Sections 5.01 and 5.02 will survive termination of this 
Agreement and continue to apply to any breach of the Agreement or claim arising under this 
Agreement during the ownership by the Owner of the Lands or any Unit therein, as applicable. 

6. GENERAL PROVISIONS 

6.01 District's Power Unaffected 

Nothing in this Agreement: 

(a) affects or limits any discretion, rights or powers of the District under any enactment or 
at common law, including in relation to the use or subdivision of land; 

(b) affects or limits any enactment relating to the use of the Lands or any condition 
contained in any approval including any development permit concerning the 
development of the Lands; or 

(c) relieves the Owner from complying with any enactment, including the District's bylaws 
in relation to the use of the Lands. 

6.02 Agreement for Benefit of District Only 

The Owner and District agree that: 

(a) this Agreement is entered into only for the benefit of the District: 

(b) this Agreement is not intended to protect the interests of the Owner, any Unit Owner, 
any occupant or any future owner, occupier or user of any part of the Proposed 
Development including any Unit; and 

(c) The District may at any time execute a release and discharge of this Agreement in 
respect of the Proposed Development or any Unit therein, without liability to anyone for 
doing so. 

6.03 Agreement Runs With the Lands 

This Agreement burdens and runs with the Lands and any part into which any of them may be 
subdivided or consolidated, by strata plan or otherwise. All of the covenants and agreements 
contained in this Agreement are made by the Owner for itself, its successors and assigns, and all 
persons who acquire an interest in the lands or in any Unit after the date of this Agreement. 

6.04 Release 

The covenants and agreements on the part of the Owner and any Unit Owner and herein set 
forth in this Agreement have been made by the Owner and any Unit Owner as contractua l 
obligations as well as being made pursuant to Section 905 of the Local Government Act (British 
Columbia) and as such will be binding on the Owner and any Unit Owner, except that neither 
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the Owner nor any Unit Owner shall be liable for any default in the performance or observance 
of this Agreement occurring after such party ceases to own the Lands or a Unit as the case may 
be. 

6.05 Priority of This Agreement 

The Owner will, at its expense, do or cause to be done all acts reasonably necessary to ensure 
this Agreement is registered against the title to each Unit in the Proposed Development in 
priority to all charges and encumbrances which are registered, or pending registration, against 
title to the Lands in the Land Title Office, save and except those as have been approved by the 
District or have been granted in favour of the District.. 

6.06 Agreement to Have Effect as Deed 

The District and the Owner each intend by execution and delivery of this Agreement to create 
both a contract and a deed under seal. 

6.07 Waiver 

An alleged waiver by a party of any breach by another party of its obligations under this 
Agreement will be effective only if it is an express waiver of the breach in writing. No waiver of a 
breach of this Agreement is deemed or construed to be a consent or waiver of any other breach 
of this Agreement. 

6.08 Time 

Time is of the essence in this Agreement. If any party waives this requirement, that party may 
reinstate it by delivering notice to another party. 

6.09 Validity of Provisions 

If a Court of competent jurisdiction finds that any part of this Agreement is invalid, illegal, or 
unenforceable, that part is to be considered to have been severed from the rest of this 
Agreement and the rest of this Agreement remains in force unaffected by that holding or by the 
severance ofthat part. 

6.10 Extent of Obligations and Costs 

Every obligation of a party which is set out in this Agreement will extend throughout the Term 
and, to the extent that any obligation ought to have been observed or performed prior to or 
upon the expiry or earlier termination of the Term, such obligation will survive the expiry or 
earlier termination of the Term until it has been observed or performed. 

6.11 Notices 

All notices, demands, or requests of any kind, which a party may be required or permitted to 
serve on another in connection with this Agreement, must be in writing and may be served on 
the other parties by registered mail, by prepaid courier, or by personal service, to the following 
address for each party: 
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If to the District: 

District Municipal Hall 
355 West Queens Road 
North Vancouver, BC V7N 4N5 

Attention: Planning Department 

If to the Owner: 

London Meridian Properties Inc. 
#1700 -1075 West Georgia Street 
Vancouver, BC V6E 3C9 

If to the Unit Owner: 

The address of the registered owner which appears on title to the Unit 
at the time of notice. 

Service of any such notice, demand, or request will be deemed complete, if made by registered 
mail, 72 hours after the date and hour of mailing, except where there is a postal service 
disruption during such period, in which case service will be deemed to be complete only upon 
actual delivery of the notice, demand or request; if made by prepaid courier, on the day it was 
delivered; and if made by personal service, upon personal service being effected. Any party, 
from time to time, by notice in writing served upon the other parties, may designate a different 
address or different or additional persons to which all notices, demands, or requests are to be 
addressed. 

6.12 Further Assurances 

Upon request by the District, the Owner will promptly do such acts and execute such documents 
as may be reasonably necessary, in the opinion of the District, to give effect to this Agreement. 

6.13 Enuring Effect 

This Agreement will enure to the benefit of and be binding upon each of the parties and their 
successors and permitted assigns. 

7. INTERPRETATION 

7.01 References 

Gender specific terms include both genders and include corporations. Words in the singular 
include the plural, and words in the plural include the singular. 
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7.02 Construction 

The division of this Agreement into sections and the use of headings are for convenience of 
reference only and are not intended to govern, limit or aid in the construction of any provision. 
In all cases, the language in this Agreement is to be construed simply according to its fair 
meaning, and not strictly for or against either party. 

7.03 No Limitation 

The word "including" when following any general statement or term is not to be construed to 
limit the general statement or term to the specific items which immediately follow the general 
statement or term similar items whether or not words such as "without limitation" or "but not 
limited to" are used, but rather the general statement or term is to be construed to refer to all 
other items that could reasonably fall within the broadest possible scope of the general 
statement or term. 

7.04 Terms Mandatory 

The words "must" and "will" are to be construed as imperative. 

7 .OS Statutes 

Any reference in this Agreement to any statute or bylaw includes any subsequent amendment, 
re-enactment, or replacement of that statute or bylaw. 

7.06 Entire Agreement 

(a) This is the entire agreement between the District and the Owner concerning its subject, 
and there are no warranties, representations, conditions or collatera l agreements 
relating to this Agreement, except as included in this Agreement. 

(b) This Agreement may be amended only by a document executed by the parties to this 
Agreement and by bylaw, such amendment to be effective only upon adoption by 
District Council of a bylaw to amend Bylaw 8030. 

7.07 Governing law 

This Agreement is to be governed by and construed and enforced in accordance with the laws of 
British Columbia. 

As evidence of their agreement to be bound by the terms of this instrument, the parties hereto have 
executed the Land Title Act Form C that is attached hereto and forms part of this Agreement. 
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CONSENT AND PRIORITY AGREEMENT 

GIVEN THAT: 

A. London Meridian Properties Inc. (the "Owner'') is the Registered Owner of the Land described in 
Item 2 of Page 1 ofthe Form C (the "Land"); 

B. The Owner granted HSBC Bank Canada (the "Prior Chargeholder'') a Mortgage and Assignment 
of Rents registered against title to the Land in the Lower Mainland Land Title Office (the "LTO") 
under Nos. CA359747 and CA359748 (together, the "Prior Charge"); 

C. The Owner granted to THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER (the 
"District") a Covenant attached to this Agreement and registered against title to the Land in the 
LTO immediately before registration of this Agreement (the "Subsequent Charge"); and 

D. Section 207 of the Land Title Act permits the Prior Chargeholder to grant priority over a charge 
to the District as Subsequent Chargeholder. 

In consideration of $1.00 and other good and valuable consideration received by the Prior Chargeholder 
from the District (the receipt and sufficiency of which the Prior Chargeholder acknowledges): 

1. The Prior Charge holder consents to the granting and registration of the Subsequent Charge and 
the Prior Chargeholder agrees that the Subsequent Charge shall be binding upon their interest in 
and to the Land. 

2. The Prior Chargeholder grants to the District, as a Subsequent Chargeholder, priority for the 
Subsequent Charge over the Prior Chargeholder's right, title and interest in and to the Land, and 
the Prior Chargeholder postpones the Prior Charge and all of their right, title and interest 
thereunder to the Subsequent Charge as if the Subsequent Charge had been executed, delivered 
and registered prior to the execution, delivery and registration of the Prior Charge. 

As evidence of its agreement to be bound by the terms of this instrument, the Prior Chargeholder has 
executed the Land Title Office Form C to which this Agreement is attached and which forms part of this 
Agreement. 

-END OF DOCUMENT-
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!ATTACHMENT II 

London Meridian Properties: 1591 Bowser Development Application 

Public Input Meeting Summary Report 

Event Date: 
Time: 
Location: 
Attendance: 
Comment Forms: 

Meeting Purpose: 

Notification: 
Invitation Brochures 

June 19, 2014 
6:30pm- 8:30pm 
1591 Bowser Avenue 
12 members of the public 
1 comment sheet and 6 emails were submitted. 

1) To present development application materials to neighbours 
2) To provide an opportunity for the public to ask questions about the 
development 

3) To provide an opportunity for neighbours to comment on the proposal. 

Invitations with fact and comment sheets were delivered to residents within 100 metres of the site. 

Site Sign 

A sign was erected on the site on the Bowser Avenue frontage to notify neighbours of the meeting. 

Newspaper Ad 

A newspaper ad was placed in the North Shore News on June 8 and June 11. Copies of the ads are 
included in Appendix A: Notification. 

Attendance: 

12 members of the public attended and signed in for the meeting. A copy of the sign-in sheet is provided 
in Appendix B. 

The following District staff and project team members were in attendance: 

District of North Vancouver: 

• Doug Allan, Development Planner, District of North Vancouver 

Project Team: 

• Doug Johnson, MAIBC, Douglas R. Johnson Architect, Ltd. 
• Karim Virani, Virani Real Estate Advisors 

• Daniel Fung, Bunt & Associates 

Facilitator: 

• Steven Petersson, Petersson Planning Consulting 
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London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report 

Most of the participants indicated that they lived in condominium buildings south and south-east of the 
site. 

Overview: 
The Public Information Meeting was designed to provide several methods for the public to engage in the 
process. 

The evening began with an Open House, which lasted approximately 40 minutes, where participants 
could browse display boards and have informal discussion with the architect and transportation 
consultant. 

The Open House was followed by a fifteen minute presentation by the architect and transportation 
consultant. 

The presentation was followed by a thirty-minute dialogue that provided the public with an opportunity 
to ask questions and discuss the project. The facilitator noted public comments and questions on flip 
chart paper on the wall. Since most participants were engaged in the informal dialogue during the Open 
House, the question and answer session after the presentation was brief. 

The key themes of the evening were parking and access. 

Public Dialogue: 
(Q = Question, A= Answer, C=Comment, and the number is to track the dialogue) 

Ql Will the building have restrictions on children or pets? 
Al No. 

Q2 Will rentals be allowed? 
A2 Yes. For new buildings, the DNV requires developers to enter a Housing Agreement that prohibits 
future strata councils from limiting rental units in the building. 

Q3 Are those full balconies or "Romeo and Juliette" balconies? 
A3 Those are full balconies, as per DNV standards. 

Q4 What will the roof be like? 
A4 It will be a flat roof with overhangs and stained cedar soffits. 

QS If approved, how long will it take to construct? 
AS Approximately one year. 

Q6 What is the building coverage? 
A6 The building coverage is approximately 65%. The C-9 zone permits 85% total site coverage but does 

not regulate building coverage separately. 

. . . ... 
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London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report 

Q7 How much parking is proposed and required? 
A7 According to the DNV Zoning Bylaw, 32 parking stalls are required for the 16 residential units. The 
proposal is to provide 23 secured underground parking stalls (including 4 designated visitor stalls). 

C8 The ceiling height for the underground parking might be too short to allow high vehicles. Some 
parking stalls should be provided on the surface. 
AS The small site makes provision of surface parking stalls very challenging. 

C9 The big issue on this project is the amount of parking. 
A9 New parking rules are being drafted by the DNV, which will result in adjustments in required parking 
in the various town and village centres, including Marine Drive. On the basis of those rules, parking for 
apartment projects adjacent to Marine drive could be reduced to 1.1 spaces per unit plus 0.1 spaces per 
unit for visitor parking, for an overall rate of 1.2 spaces per unit. As submitted, this project provides 
parking on the basis of 1.43 spaces per unit, including visitor parking. 

Q10 Could some of the visitor parking stalls be converted to residential parking stalls? 
AlO For this project, the DNV requires four visitor parking stalls. If permitted by the DNV, we could 
consider converting the visitor stalls into residential stalls. 

Qll Does providing charging stations for electric vehicles really reduce demand for parking? 
All The empirical studies demonstrate that this is so. 

C12 How will this project affect adjacent property values? 
A12 It is very unlikely that it will decrease property values. It will probably increase property values. 

Q13 Are parking studies done on buildings after they have been constructed, to see how much parking is 
actually used and required? Has such a study been conducted on Marine Drive? 
Al3 Bunt & Associates does this type of research on projects they have worked on. Bunt's 
recommendations are based, in part, upon this research. 

Q14 Why is parking access located on the west lane? This could have implications for adjacent 
development. 
A14 Access to underground parking is located at the low part of the site. 

ClS The access to parking as proposed would result in drivers taking a circuitous route to the parkade. 
Parking access could be provided on Bowser Avenue. 
AlS Locating the parking access on Bowser Avenue would put the entrance to the garage too close to 
the lane and could present a safety issue. 

C16 The lane is narrow for the volume of traffic. 
A16 The south lane is 9m wide, which is SO% wider than the standard 6m lane. 

C17 This project does not adhere to the vision for the C-9 zone, which contemplated a mid-block east
west lane. 
A17 There is a mid-block lane with a jog in it. The lane will function similarly to today. 
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C18 It is important to preserve east-west lane access. Perhaps a lane between Philip and MacGuire could 
have speed bumps installed. 

C19 Traffic congestion on Marine Drive is an issue. 

Q20 Where will trades park? Where will moving vans and large vehicles park? 
A20 Increasing underground garage height affects building height, excavation depth and the grade of 
the access ramp. 

Comment Sheet and Email Summary 
One comment sheet and 6 em ails were submitted to the DNV after the meeting. Copies of the 
correspondence are attached as an Appendix C. 

Below is a summary of the key themes communicated via comment sheets and em ails after the meeting. 
They are clustered according to topic. 

Architecture 

• During the presentation, I did not see or hear anything that will cause major problems for 
Norgate or lllahee. This is the first time I remember a recently proposed Marine Drive 
development actually being lower than the District's guidelines and not applying for a height 
variance. We hope this is the start of a trend to observe the established OCP maximum height 
restriction. Although the drawings of the building have the District-approved flat roof and 
square appearance for the Marine Drive corridor, it seems to be less looming or overwhelming 
than the recent buildings. A greater variety of architecture and heights, such as the Village at 
Park Royal, is preferable to the sameness of all flat roofs. The material and colour choice seems 
to be good and is similar enough to those chosen for lllahee to fit into the neighbourhood. 

• I am very pleased the proposed building has been brought down to three floors. 

C-9 Zone: Lot Size & Density 

• What was the District Planning department's intent when they came up with the 1 FSR and 1.75 
FSR depending on the size of the lot [in the C-9 Zone]? I would guess the intent was to give 
incentive to have the smaller lots consolidated into a larger lot to permit the higher FSR. The 
project as proposed would have a severe impact on any future development of the properties to 
the North on Marine Drive as that property will have a commercial component. 

• We request that any new development meet the current C-9 Zone put in place for this and the 
other properties on this complete block from Tatlow to Bowser so that a proper development 
that is fair to all the current owners and an enhancement to Marine Drive can be built; or revisit 
the C-9 Zone with the adjacent Community Association to consider revisions to the zone. 

• Redevelopment of the entire block may be preferable for this area, as the applicant's building is 
arguably in better condition than the others. 

• This 3 storey apartment building would work well as an "infill" type of project. 
• If this proposal goes ahead, it will create a problem for future development of this block (Tatlow 

to Bowser). It will mean another small building, north, on Marine Drive. 
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Land Use 

• As the current 1591 Bowser property is all commercial office space, it would appear not very 
practical to reduce the commercial office space available in the District at this time and 
converting this building to all residential with the explosion of all the other new residential 
properties in this area. We know of other current buildings currently with 100% office space in 
the Marine Drive corridor that are already approved to be redeveloped into 100% residential 
use. 

Parking 

• Parking is an issue. 
• Consider resident parking only in the alleys 
• Lots of cars park in the alley from MacGowan to Tatlow to catch the bus downtown 
• I park in the back alley between MacGowan and Bowser 
• The amount of parking spaces and enough room for service vehicles, moving trucks, etc. seems 

to be an issue. A related issue is yet another application for a variance to the OCP, in this case, 
nine parking spaces. 

• I am not in favour of the 9 space parking variance the applicant is asking the DNV to consider. I 
quote from the information package provided: "Main floor units which could be used for 
live/work purposes." Not only is the developer asking for a variance on the number of parking 
spaces, they are stating that businesses are to be run within the units with decreased parking for 
clients of these businesses let alone the residents of the building. Regardless of the Metro Van 
parking study, people still drive cars. 

• I question the applicability ofthe Metro Vancouver Apartment Parking Survey to this proposal, 
and note that the 15 communities surveyed did not include either West Vancouver or the DNV. 
Further, the study found that "Apartment renters generally have lower parking demands than 
do owners" and "Vehicle holdings and parking demand for apartment renters are much lower 
than for owners." Presumably the inclusion of rental units in the survey skewed the results 
insofar as their applicability to the subject proposal is concerned. 

• I would strongly urge, given that the current supply of on-street parking does not meet the 
demand, that the requested variance in the required number of parking spaces for the building 
proposed for 1591 Bowser be denied. 

• I do not think that there should be a variance of nine parking spaces. This is a very busy area and 
we do not need more people parking all day on the lane or on Bowser. The traffic consultant 
said that there was no problem with the bus service. He has not been at the bus stop around 
3pm on a Saturday afternoon when the buses are full and go sailing by without stopping. I did 
not believe that his presentation was credible with the actual availability of buses. 

Traffic 
• Back lanes are very busy. Cars going west t urn onto Philips and head down the alley to avoid 

bridge back-up traffic. 
• Speeding down the alley- consider speed bumps in alleys 

• Bowser has too much non-local traffic 
• Is the north-south lane behind the proposed development necessary any longer, or should it be 

decommissioned as was the "highway" on the Save On Foods site? At present it seems mainly to 
be used for parking alongside the Mitsubishi dealership. Sale of the lane may generate extra 
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funds for the DNV which can then be used for local benefit. Otherwise, it is literally a waste of 
space. 

• Should vehicles be going either onto, or turning off Marine Drive from this narrow lane, when 
they can more safely use Bewicke? Exiting onto Marine Drive mid-block is dangerous for both 
pedestrians and vehicles due to visibility. The proposed development could be redesigned, and 
an easier and safer parking access from Bowser or the lane to the south should be created. This 
should have the benefit of reducing vehicle accidents for residents, especially if they have 
children. 

• Both architects told me that the number of cars on the road has stayed the same for the last ten 
years. If this is true, then why is Marine Drive so congested and North Shore residents so angry 
about it? 

• Concern about increased traffic volumes in the east-west alley south of the development site 
• The east-west alley south of the development must remain open at all times if construction is to 

occur and thereafter. There is no traffic light at the intersection of Bowser and Marine. 
Impossible to turn left and difficult to turn right due to lack of visibility due to parked cars on 
Marine in front of Capilano glass. Drivers are forced to use the alley (east and west) to access a 
light to cross or proceed along Marine Drive. 

• I have a concern about the statement that the lane will take on a pedestrian character. While at 
first blush this is an attractive notion, it does raise a safety issue. 

• Consider erecting stop signs in the lane where it intersects with Bowser. 
• The lane is very important for getting to the Tatlow or Garden light to have access to Marine 

Drive. I do not think that there should be any interference with this very used access. 

• There will be problems with access to the lane (from Bowser to Tatlow) with any construction 
and that will be very difficult. 

• I don't think it is good planning to build a lot of smaller projects in place of a larger project. 
More buildings mean more entrances and exits for underground parking andor surface parking 
and resulting traffic circulation problems. 

Conclusion 

The purpose of this public meeting was to present to neighbours the proposed development concept, 
and provide an opportunity for neighbours to ask clarifying questions and comment on the proposal. 12 
people signed in and participated in the meeting. Participants asked the development team and District 
planner a variety of specific questions. Most participants indicated that they lived in adjacent multi
family buildings south and south-east of the subject site. 

The key themes raised at the meeting were parking and access. Residents expressed that they wish to 
see the east-west lane connectivity preserved. They also expressed concern about traffic volumes on 
Marine Drive and the proposed parking supply. The meeting length and format was sufficient to provide 
all participants an opportunity to learn more, ask questions, and make the comments they wished to 
provide that evening. 
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May 12,2014 

District ofNorth Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

Attn: Doug Allan- Community Planner 

RECEIVED 
MAY 2 0 ZOH 

Planning Department 
District of North Vancouver 

Re. 1591-Bowser St. North Vancouver - Proposed Residential Project- Design 
Rationale 

Dear Mr. Allan, 

The proposed design for 1591 Bowser Ave. is a three storey residential building over a single 
level of underground parking. The site fronts onto Bowser and is about a half block off 
Marine Drive. There are two lanes, one adjacent to the south and one along the west property 
line. There is a modest grade change across the site with the north west comer the low spot. 

Context 

On this site is an existing 2 1/2 hal f storey commercial office building that will be 
demolished. It shares the block with a string of small one storey retail buildings that extend 
along Marine Drive. The key corner site has been the long time home of Capitano Glass and 
it is their intention to remain at that location. The buildings are not of high quality and some 
point the Marine Drive sites will redevelop. Across Bowser is the Pier One commercial retail 
building. It presents a two storey wall with little articulation. 

To the south of 1591 are three storey wood frame townhouses. The units immediately across 
the west lane have their entries to the Jane, minimal setback to the property line and small 
urban yards. 

Context Design Response 

This is a urban residential building supporting the vision for Marine Drive outlined in the 
Marine Drive Design Guidelines. Our site is located off Marine Drive and is transitioning 
from the Marine Drive commercial strip to the existing multi-residential to the south. The 
south lane has a mews feel with the existing townhouse presenting entry doors to the lane and 
a pedestrian friendly scale. This proposal would complement this street orientation by having 
suite entrances directly access the lane. The two storey brick fa9ade with its strong in and 



out rhythum and large windows provides a streetwall that wraps around the south fas;ade and 
continues down the lane. 

On Bowser and the south lane, the building is brought close to the property line and all the 
main floor units have entrances direct to the street. The ground floor suites will have the 
option of being live/work units and discreet business signage can be incorporated into the 
individual units' gate detail. 

The building has a three storey massing with level 3 stepping strongly back from the floor 
below. The building terminates with a flat roof with large overhangs The massing provides 
a transition from the existing 3 storey townhouses south of the site to the future mixed-use 
building that will spread along Marine Drive. 

The parkade entrance is located at the low point of the site on the north-west corner. Decks 
and patio areas screen the parkade entrance from the units. All parking is located 
underground. The parking stalls have been reviewed by Bunt and Associates in their report, 
to ensure that the number provided are adequate. The parking layout has also been adjusted 
to reflect recommendations provided by Bunt. 

The residential units will have a loft feel with ten foot ceilings, open plans with flexible 
spaces and the use of moveable walls. A variety of units are provided including 5 bachelor 
units. 

To the west, an enclosed landscaped courtyard can be directly accessed from the building. 
The generous decks on level 3 will have concrete planter boxes bringing landscape elements 
to the upper floor of the building. 

The materials proposed are brick on the 2 storey street wall, hardi siding for the recessed 
third floor and the west fas:ade. Clear cedar is proposed for large soffits and screening 
details. The windows and glazing are large and are detailed to reflect a residential character. 
The west stair projects out from the fas:ade and is clad in galvalume siding, hinting at the 
transportation and resource industry heritage of the area. 

Energy modeling has been completed on the building and it will meet Build Green Gold 
standards by using 30% less energy than outlined by Ashrae 90.1-2007. 

Yours tr ' Jy 

t:gla 



DOUGlAS B. 
JOHIISOI 
ARCHITECT lTD. 
374-901 West3 .. Ave North Vancouver. BC V7P 3P9 
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May 12,2014 

District of North Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

Attn: Doug Allan- Community Planner 

RECEIVED 
MAY 2 0 2014 

Planning Department 
District of North Vancouver 

Re. 1591-Bowscr St. North Vancouver- Proposed Residential Project- Design Panel 
Comments 

Dear Mr. Allan, 

The preliminary design for 1591 Bowser Ave. was presented to the Design Panel in December 
20 12. The project has undergone considerable refinement since then. 

Significant changes include: 

• Revision to 3 storey building 
• North Lane is not been incorporated into the site. 
• The elevations and floor plans have been refined. The material choices reflect a more 

residential building and the fa~ade has more rhythum and articulation. 
• The FSR is lower and in general the building is not trying to do as much on the site. 
• The surface parking has been removed at the rear of the site and the landscape 

courtyard has direct access from the building. 
• A landscape design has been completed on the project. 

Response to comments from Dec 20 12 ADP: 

• Access to the garbage/recycling area is direct from the building. 
• The lobby is larger and is not part of the exiting from the building 
• The ramp to the main entry is only 5% and will not require guards. 
• Unit deck areas are improved with most being substantially larger than the min. 45 

sm. 
• Unit overlook of the parking ramp has been minimized with partio areas and decks 

providing visual buffers. 
• The building massing has been improved. The smaller site, reduced FSR and the 

elimination of the 41
h floor allows for a better transition to the townhouse units to the 

south. The third floor steps back from the second floor and there is a substantial roof 



overhang that will create a deep shadow line. The 2 storey brick fas;ade has more 
movement and articulation. The East fas;ade treatment extends along the south lane 
exposure and extends the streetwall. 

• The building canopies are detailed in zinc, offer weather protection to the windows 
and reflect the industrial roots ofthe neighbourhood. 

• The overall look and fee l of the building is much more residential in character. 
• The south lane residential units have doors providing access out to the lane mirroring 

the relationship of the adjacent townhouses. 
• The zero lot line wall on the north is patterned in a 4 x 8 module using Hardi Panel in 

three complimentary colors. 

~ 
Douglas BC 



BUlL T GREEN® High Density (HD) 
Project Checklist 

Items selec ted must be applied to every unit, exc ept whore noted otherwise (i .e .: 
c entral systems). 

Section 1: 56 Sec lion 2: 0 Section 3: 0 Section 4: 5 Section 5: 0 Sec lion 6: 13 Seclion 7: 0 TOTAL POINTS: 74 

Builder Nome: 

House Address: 

~· OPERATIONAL SYSTEMS 
[This section awards points for construction methods and types of products that contribute toward lower energy consumption and/or renewable heating 
and electrical systems. 
Minimum 30 (UNDER REVIEW) 

1-1 All ductwork joints and penetrations sealed with low toxic mastic or aerosolized sealant system. I 3 I 3 

1-2 

1-3 

1-4 

1-50 
(new) 
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Install individual unit programmable thermostats capable of starling and stopping the system for a t least 2~ 
different doily schedules per week (2 pis. total for all units) . ~ 
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ins toll high efficiency heating systems for all units and/or systems serving common areas (min. 90% AFUE gas~ 
furnace. min. 85% AFUE oil furnace. or min. 85% AFUE oil/gas boiler). ~ 
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Calculate design heal loss and properly size HVAC equipment using CSA F280-M90 or ASHRAE/ACCG 
Standard 183, and/or implement a boiler management system to match the system operation to building 2 
loads and optimize controls for maximum energy savings. 

Install high efficiency cooling systems for all units and/or systems serving common areas (min. 14 SEERD 
central A/C. or min. ENERGY STA~window A/C). 
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3 
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1-5 Centrally locate HVAC systems inside the building's heated envelope ond reduce duct length. 
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1-10 
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Install HVAC systems with variable speed motors (ECM). D 3 
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Units contain m_ ultiple heating/cooling zones. thermostatically controlled zones (2 zones = 2pls .. 3 zones =0 
2 to 4 

3pts .. 4 zones- 4pts.). 
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Install ground/wa ter/solar heat pumps ( 10) or air-source heat pumps (7), either rodiont or forced air. to~ 
supply majority of space healing and cooling loads. ~ 
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Provide electricity ( 1 pt.) and/or natural gas ( 1 pt.) direct metering for each unit. t to 2 
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Install and balance on individually controlled active Heal Recovery Ventilator (HRV) and/or solar/geo fresh~ 
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a ir pre-heating for each unit (4 pis.) and/or common area (2 pis.) and/or buildings exhaust air (3 pts.) L_j 
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Install a district high efficiency domesiic hot water heating system. with min. 85% AFUE boiler, or min. 0.67 EF[J 
1-13 gas storage wafer healer (3 pis.). Alternatively install on instantaneous "tonkless" domestic hot woter 3 3 

system in each unit (3 pts.). 
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, -~; .. r· ll ••l ;-,,, •. , •. ,. l•n .. :111 ,• 11· llt•· l •.·• l' •l• ' o'i· ·td. •l l 1 • 1 111H'•· · '••III•.t•~·' '' ! ' :1 .f,(·tll• 1•· . • ·:·:! •_'l1• • .1 1 .· 1 •:•·~t''l lt• _i·.•: ·.: ,! _,r,J · ;l •-

ll r ·I •· ·· :· t•··ll ! Jl 'i 1·, • • II • 11 1 ; I ,. t r·, 1• 1 •·111, ·,·,.· 1 ·.,. II• '•: 1 h 1l ,• • . ::•·r TluJ •:H• • l' .I )r, .JL, 'P_·J'! ··_.;, (lll•_l : . I I' •r 
; .JI I• • .,' •'• '· -,., i o f !.J! 11, • • • ,I 

1-13o Install high efficiency pump drive motors for service water distribution with variable speed/flow copobilities.Q 
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(new) '""I .... 1 ,. I I 11 I· ·.:, I • I I I• • ., I, ·'''''II I 

1-1 4 

1-15 

1-16 

1-17 

1-18 

1-19 

1-20 

1-21 

1-22 

Hot water storage tanks insulated by manufacturer to a minimum R-15. 
" Ill I ,. ·1.· t I 'I 'I I I . I' . I 

Install solor/oir/woter/geo (solar fraction >50%) DHW Heating System to supply o minimum of 25% of theD 
peak DHW heating load and 70% of the total DHW energy toad. 

f.! f I I I, l Jl tf 1!' I , I I' 1 4 1 f '•' t f 
• I I 

Provide roof area (min. 10% area of total) designed lor future solar collector (Make solar ready; with sotorD 
thermal or PV conduit installed). 

t I 

Install urban wind/pholovottoic electrical generation system which supplies ( 10%-2 pis .. 20%-4 pts .• 50%-80 
pts .. 100%-10 pts.) of design electrical load for the private oreo(s) of the building. This does not include 
electric heat. 

U• .. J I I I ... • , I • )" '. • 1 ' t l I I 11 J •• ,-, It •• \ I 
f.l I• I J· II 

Install pholovoltoic electrical generation system which supplies 50% (1 pt.) or 100% (2 pts.) of electricoiD 
needs for the common areas. This does not include electric heat. 

'• I '' flll!f '• •! 1 rol ,1••11 

2 

2 

2 to 10 

1 or 2 

50% (2 p ts.) or 100% (4 p ts.) of electricity used during construction of the project is generated by windD 
2 or 4 

power or equivalent green power certificate. 
llu 1 I· 1 I • ' 't• • 1 l• . 11' I j ·r· •• 1 1 I • ' ~. ·'- • 1 _ ,_,; r, r,,· ·•·• ll .:.. <,t 1 I J • ,.·,{ l· • ·r ·I· 1, 1 • ,, li • , 1 .• I • 1 1 • : II 1 • If· .-, · ,,.,-. ··: ·J, • · • i j, •I, 

50% (2 pis.) or 100% (4 p ts.) of electrici ty used by building during firs t year of occupancy is generated byD 
20

,
4 

wind power or equivalent green power certificate (prepaid by builder). 

''' ~ r 1 I • • 1 1 l I,, ... ,,, f.- tl ·······I· '•'i J!! •I: I It! I I'·' 'If 1 ,• I I I U1 I ' 

Install o central drain water heat recovery, with o minimum of 1 OWHR unit installed per 4 apartments {2 pt.) D 
1 to 3 

or per 2 apartments (3 pis.). 
r · • 1' ·• t 1' r ''' · ' • 11 I H • •, 11 ~; 'i • ~ .,. r· .n ··• •• ·• tl 1 I tl 1 ~· ,. I 1 • • .t , 1 r· I• •· tl · Ha 

' • .• I I I I I I I .. II ' I lll~ 

Fireplaces in all units ore electric. or gas with seated combustion and electronic ignition. 2 

I I _ I I .... : 1'1. II II • I ' ' ' ' 
" 'I I ' I} ' I. "' '. I 'I • ... I 

1-23 lnstolllireptoce fan kit to circulate w orm air into room on all fireplaces. 2 
: I I• I I . J I I • --1 .. , I I II 

1-24 All windows in the project ore ENERGY STAR' labeled. 2 2 

' - •I .I 
' ' t' I fl · r : • ~ , • :' • J : • ' I 1 ll j , • , t .- + f • r 11 2 .• -,,! .-. 

1 H 1 I• I I ' ,. ' ! ll • I I ilt I :1 I I ! ... J t 

1-25 All Electric ranges use below 480 kWh/yr based on EnerGuide ra ting system. 

1-26 

1-27 

I • ' ·'I l l! I 'I I • II r 1
1 -., I t --~- 'I r •• 'I d ~ I t -

Refrigerators( 1 pt.). dishwashers (1 pt.). c lothes washers (1 pt.) and/or combo washer dryer (2 pis.) ore oiiGJ 
I to 4 

ENERGY STAR® labeled oroducts. 
'llt'l;. 'I ,I,\ IJ!•II·rf•l • IJ1 •'11 '.l' •• Jf"tl II+ I rvl~l., 'F J''H•I+ 'I I j11 ··II' 1,' W!!f·ll•f 

All c lothes dryers hove o n energy performance auto sense dry setting which utilizes o humidity sensor for~ 
energy ellicienc y. ~ 

I : I • · 

l-27o Install ENERGY STA ff labeled bathroom exhaust Ions lor each unit 

1-28 

,llfliJ'! ,, 

Other building appliances supplied at the time of sole (i.e .. TV, LCDs. security systems) ore energyD 
efficient/ENERGY STAR® rated. 
'rd'l \ l1t lu , 11 tt ~-· I lh.' ·! I• .1• 'J'• .td • 

1-29 Exposed Exterior Accessibility Romps heated with renewable energy or waste heat. 2 

1 1 I ' I' • t• I: .. T f f I : I • I 4 I ·' 

1-30 Install properly supported ceiling fan wired rough-in lor each unit. 
II I -1 :.··,.-

1-31 
lnSfOII interior motion sensor tight switches in over 25% ( 1 pt.). 50% (2 pis.) or 75% (3 pis.) of hallways/corridors~ 

1 
to 

3 
and stairwells. L___:____j 
tJ • • f , • t· · t_J, .. ,, , r-- , ·: · 1 , 1 ,. t r , ,, 1 1 .1. , 1 

1-32 Install lighting with on automation control system capable of unified automation control of lighting toads for~ 
2 

all common areas. ~ 
I :Ill · I '' : , 1' r I • I·· • :· · - • .--1d I I' ·~ ,- '!, .. ,, 111 n ·.!It "1 · • ·t -! , • : 11 1 1 ·t· ,. , 

1-33 

'lfl 

Install automatic lighting system (2 p ts.) and/or ventilation system (2 pts.), which ore triggered by movement~ 
2 

to 
4 

or CO levels, lor garages/ porkode. ~ 
\I! I . :I t 1 \0o II ' I •·. : ' II I ., I! ,. j • ~~-•• - I 'I • .:.. ~I· , . .;.. I ') 

1-34 
Exterior Lighting follows tESNA illuminance req uirements for recommended practice manual: Lighting for~ 

2 
Exterior Environments. ~ 
I • J ' II· 1 I 1 I ;,. 1 •• ,, ·r '' :ru 1 t : . -1 •, 1 ·I, f • ,, • -..n r 1 u 'lll'~t 1' , .1 1 : I ' ~ t ·: "il-1•_1 

t ·t.t· 11r '!•I ' 11111 , t!·~- ... - 1' • 1 ' H ~ "~'f 1 Jth;-r. Page2of10 



l -35 Common Area lit with high efficiency (non-incandescent) lamps. 
1 1 1 r 

' ·t 

1-36 Minimum 25% ( l pt.). 50% (2 pts.) or 100% (4 pts.) of light fixtures ore L.E.D .• fluorescent or hove compact~ I , 
2 

or 
4 

fluorescent light bulbs installed in each unit. L:_j 
II ol I I I I II ' ·I I I I 

1-37 Minimum 50% of recessed lights in the entire building use halogen bulbs. 
• 1! : • •' • •-: ·>I; ·1, r •. • II I td I· 1 I _,, : I I .• I • ' " 1, 11 · I" •• Jn • ,., 

1-38 All EXIT signs ore photo luminescent or LED. 2 
I •• Jl I I ' • •! .: ) ''• 11·1··. I I ·I I I. I! •I I ' II 11 ,, ··I I. !11 1 ••!d II• l·l' II· • ,,,r, 

I' 

l -39 
Air light, insulation contact-ra ted recessed lights ore used in all insulated ceilings. or insulated ceilings hove~ 
no recessed lights. ~ 

I • I' • I t II I I 0 
• •• 

0 'I 

TOTAl SECTION POI NTS {mlo. 30 <eq•••·{~J 
I. BUILDING MATERIALS 

Is section deals with building components that make up the structure of the home. Items Involve alternatives to using large dimensional lumber, 
ucta with a recycled component, utillzlng wood products that come from sustainable managed forests and reducing the overall amount of lumber 

used. 
Minimum 9 (UNDER REVIEW) 

2-1 Insulated Concrete Forming system (ICF's) used below grade (2 pis.) and/or above grade (2 pis.). 
• tl , 1 ,· f '' I •I' ~'· t !tr, 1 ·!· r • 1 1 t I 1 · t•, ! t ·r• t ' .: ' I. I 1•• • • ·I ~ '''' I 

• 1 t : • 1', • r · 1 .- ' • , • I t•• I · !' : r 1 t • • ,,, '·, ·-• ~ 

J 0 ol_o I Jl • rl .,. 
2-2 Minimum of R-7.5 insulation installed under entire basement/foundation slob under conditioned space. 

•• I I ' : J I • I .·I r I• .I l' 1r I l 111 1 I, Ill I 1 0 :,! 1 

I , t· · ir .t 1 I t'H ~ • , • •I Jl '' ' • t I ' 1; , 1 J• .• , l •, 1 r • • ~ ._ · 
1 •· . I•· · • , , 1: -•n '11 l'u 1 

0 

2 

2 10 4 

2 

2-3 Attached garage. parking and/or loading dock overhead doors ore insula ted with R8 to R12 (1 pt.) oro I or2 

greater than Rl2 (2 p ts.). 
\ I t Ill ~·· J l''v --'1 ' 1• .. 1 J• l • !• :1 : j•' ( I•" • ·,•, 'o It I ·- t :t .-, ' 

2-4 Attached garage/parking walls and ceiling ore insulated to NBC minimum (RI2 for walls, R34 for ceilings) . D 
,, I I ft1 11 J•l J J· I. I ll I • 

2-5 Non-solvent based damp proofing (seasonal application). 

•• t' I , '·,. I 1 I 1 • ' :1 d ,. 
I I I 1'1 ' I ~ 1 • I .. 

2-6 Point Porkode semi gloss white to reduce number of required lighting fixtures. 
: ,.,.• • t ·: • ·'·"' 1 • 11 .. r f -.·. · ' : '. t t 11 • 1 ,, , 1 r .... : . . 

2-7 Steel studs mode from a recycled steel (min. 75%) ore used to replace wood studs (min. 15%). 
, .Ill• 1 :.I· ·I r- : • · !· 1·1 fl ·•·•• 1 '· U•· I J. _, ;-·· vt-.. : • ····' .· f I !1 

2-8 Use Optimum Value Engineering (OVE) to reduce wood use in framing: 
- Exterior a nd interior wall stud spacing a t 24" on-center (2 points) or 19.2" on-center (I p t.) . 
- Elimination of headers at non-bearing interior and exterior walls. (I pt.) 
- Use of header hangers instead of jock studs. ( 1 pt.) 
- Elimination of cripples on hung windows. (I pt.) 
- Elimination of double plates. use single plates with connectors by lining up roof framing with wall & floor 
framing (1 pt.) 
- Use or two stud corner framing with drywall clips or scrap lumber for drywall backing instead of studs. ( I 
nt\ 

"'' •I 1-J,! . I 'f I· I. l '' .ll .till J;j ,-11 lilt .·.:.,,1 ll11 I I· 'II 

2-9 Walls and roof designed as 24" module to reduce waste. 

2-10 

2-11 

•\ ; .! Ill ' ! •!..:. I ~ ~---·· II I· "; ' ' II •' II• '. f , ' .I, .. :. ! •f ~ :);\ .,, ,.·, .... ,I j I ' I ·I I I I'. l :tt •1. I . : . ( . 

Use o f insulated headers (either manufactured or site built open insula ted single headers) with minimumo 
insula tion value of R 10. 
tl· ! r 'I ~,· ,;;.r t -· HI I I ' II ,. .. •. •J rr,;. . .-. ·:·· ,. f·u I f•l l I I I lrl :;·.- -1 ••• ·• '. f ! I j: ;. ' 

Install manufactured insulated rim/bond joist or build on site by setting bock joists to allow rigid insulotiono 
filler of a minimum RIO. 

·It'! J · I. ' ' f • J' - ... • ] 

2-12 Structural insulated panel system (SIPS) used for walls (3 pts.) and/or for roofs (2 pis.). 
f .J ·t · - ; r· 1 •l - n t ·, 1 I J 1· _1 1 - • ~ ' I ,. , J ' i ' · :J r ' 11 J • 1 •. , _ 1 ·J • 

II J 1\•,') 

1 lo 7 

2 

2 

2 105 

2-13 
All insulation used in the project is third-party certified to contain 0 minimum recycled content: 40% (1 p t.) oro 

1 0 1 2 
50% (2 pts.). 
r·. ' .• J•.)f.l,_ .. ,·rn·.·J!t'. ll'llt !! :-.·.I I •Ut•.ll'.h\ n _]'· ,,._,,_ , ... •I I I :u ;I··· I. fl 1t/·.·· .fl. !'+hi II ,(1,',1 Ill' II '•I· ,·~,. ... ·: J'l•.•lt 

,Ill· II I .-.II•· , I· J "'" ••• :• '• I • lid •• I : .•. :. . I I _If I : :I .• I : ' 11 

2-14 Insula tion levels meet or exceed the MNECB (may include Roof-R28, Walls R 14. Floor R 14). c:Jrto 1 



:.• I o·o I I I • .-. I I • ;! I I I ~ - 1 ,, II ., I 

2-15 Replace exterior wood sheathing with installed insulating sheathing. 2 
U.ir ~lll l ·r,,•r'.tt,.·,u,,l, JJr,f:. "l:Jt •• r.~4 .ctt?r~-rst ,.:. ·JII'• ~"•: I <.otr•.Hr\•··t•·····''''·' ,. • t• i••·• I rrn•JII! :u•:t;· o··J (Jt l ' .. ,··'xJ · t l'-:1·.· 

lit!,• '-'''l'h•·JLr,l u•:·•.• 1r:1•t.'~l O"'funu-n.Jrn·-·"~rr: . H>4tlt)~J( .,., •. ,d r li .. ·~JH 

2-16 Deck (I pl.) . balcony surfaces (I pl.). and/or veranda structure (I pl.) mode from o third-party certified D 
llo 3 

sustainable harvested wood source or third-party certified sustainable concrete. 
It t I I t f • Ill I ·.~ • • I t ·" II II t 1• I I .• ' 1' I I . 

I' It II I I' I I • I -I' I 

.I _r• •I' " 
I . I il 1 .. I I· 

I o I I 1 ' It I • If· J'" ' t II 

11 J, , I .1 I . .. ' J' , 

2-17 Dimensional lumber from o third-party certified sustainable harvested source used for floor framing (I pi.) .D 
llo 4 

wall framing (2 pts.). and/or roof framing (I pl.). 

2-18 

2-19 

2-20 

1. I I ' ~ I ' r 1 'I . ' I l ·• tl I 

Environmentally engineered flooring system (i.e .. Uses reclaimed/recycled/rapidly renewable wood woste.D 
fly ash concrete (I pt-30%). recycled steel (Jpt-90%)) . 

r 'I i 11 •••• 1, f r ·l l I q·, I ., r ' HI lr ., 'I 1 !I 11 I ' f, I l ll- I ,.· ' •• 

n J' J! 

Environmentally engineered products for all load bearing beams (i.e .. Uses recloimed/recycled/ropidl~ 
renewable wood waste, fly ash concrete (30%). recycled steel (90%)). L___j 

Environmentally engineered products for all exterior window and door headers (i.e .. UsesD 
reclaimed/recycled/rapidly renewable wood waste. fly ash concrete (30%). recycled steel (90%)). 

2-21 Engineered stud material for 10% of stud wall framing. 

I ' 1 1 I ! 1. · I ·· .... ' 'I r. ,I:.·, .. u. 1 . · t ·r f ·r '''' ,,, .•1· r. 1' ., • r ,I. •, I·· , I ·jr, 1' 

2-22 Engineered and/or finger-jointed plate material. 
f r • I I'' • ·• r 11 1. ·I I :. •,, r r · t 

2-23 Finger-jointed studs for 90% of non-structural stud wall framing. 
II I l • ' I. ·'I .·. I I I 

2-25 Recycled content exterior wall sheathing (min. 50% pre or post consumer). 
, I 1l II 1 o II : I •-· ._ r 

2-27 100% Recycled content roinscreen ollochmenl system. 

2-28 

2-29 

. I I I' '. I ~ -, I ., . • • • I J l' • I r t I~·· ., • • • Jl • .. f ~. li • .... 

t1J I I '• 

Advanced sealing package. non-HCFC expanding foam around window. door openings and all exteriorD 
wall penetrations (2 pis.). All sill plates sealed with foam gaskets oro continuous bead of acoustical sealant 
(I ol.l. 

111 ull I 1· I 1: J :• 11·1 • · '' r ·rn•··" 

Builder has installed o green roof over 50% (3 pis.). 75% (5 pis.) or 100% of tota l roof area (7 pis.). 
•
4 

1 11 • l 1.1 I . 1 1 , ~- n, i r ·:· I : : •. · : n . · . . I r· ,,.1 • •• I , . I r11 • • 1 , n. 11 • • 1. . . ! .·.!, . · 1 • 111 1. 

1. 111 Jl I r • 1 " 1 1 d 11 I 1 .,. ' tr • .• ·n 1 t f ·r ,. ... ,, :I• n- · n · I• J I · II 1 I rr ! 1 r: : •'I• •II ,• ·1111 •• • 111 ~ , • : ·n • · .I 

I!· I I • + .j ·I ·' ·, r I • ' •• I. l'l, r ··j ·-. -~!'-4' ., .'I' ,·, I HI• I ''I . II ... I I I• '1-1.' ' '" .f' I' .. q r-_ I r ( I.,. u·f 

2 

2 

2 

2 

I to3 

3. 5ol7 

2-30 

;I''' 11. '1·1 ·II 

Builder 11os incorporated exterior horizontal and/or vertical shading devices for glozing (2 pis.). or exleriorD 
2 

or 
4 

operational shading devices (4 pts.). 

2-31 All decks or balconies ore thermally broken from the envelope by RIO (I pt.). or fully separated (3 pis.). D l or3 

TOTAL SECTION POINTS (ml,. 9 "q•l•ed)[J 

Ill. EXTERIOR and INTERIOR FINISHES 
section foc:ules on the finish rnater1a1a used boCh Inside and outside of the project. The ltema lilted Include ualng longer laating producls, producls 
recycled content and produc:ta that .,.. haNeatecl from third party certified managed foreata. 

Minimum I (UNDER REVIEW) 

3-1 Exterior doors with o minimum of 15% recycled. recovered. or third party susloinobly harvested content. 

'I I I I 11 I! .. -· -,, rlH t' • 4 1 •• jlf .,, 

3-2 All exterior doors manufactured from fiberglass. 
_ r 1 1 "., ,,, 1 1t· I ·t ~r 'I · 1 ,· ·• 4 1 ,, · J • .·.·.•. 3 .-; •'> I _::. .11 1 1· · I! r 1 J'f • .-. 1 , 1 t I 11 11 • f ·1 r::: 

loo :1 • 

3-3 
Exterior window frames contain o minimum of I 0% recycled. recovered, or third party sustoinobly harvested D 
content. • 

3·4 Exterior window frames ore mode from third-party certified sustainable harvested wood. 
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3-5 

3-6 

3-7 

3-8 

3-9 

3-10 

3-11 

3-12 

'I 'r I: -I •. II II 1-' . ' • Jl 1 I•·. ••' I I I f ,, · •• I 'I •. I 

' I 

Concrete used in home has o minimum supplementary cemen ting materia l of 25% ( 1 pl.) and/or 40% (20 
1 10 2 

pts.) and is within the scope of proper engineering practices. 
I • . , • • ,, , ! f 1'' 1 1 • • 1 I 1 ; ~ • J ·., 11, I· , r · t • · • • I 1 • I I . · 1 I 

I I 1: I I, I 'I I I' I .·. I·,.:.· J· I 

Natural cementitious stone/stucco/brick or fiber cement siding - complete or combination thereof for 100%0 
4 

of exterior cladding. 
lr _rl t I• 

Exterior trim and finish is mode of recycled content (50% min.) material. durable and fire rated; trim (1 pl.)o 
I loS 

and/or wall finish (4 pts.). . - ... , ., I,, 111· · ,. 1 

Exterior trim (3 pis.) and /or siding materials (4 pis.) hove recycled and/or recovered-content (min. 50%). 
I ,· 1 I T ·I fll ,, '. ,. -». J, 

'I• •• I I I. f ' ., j ,_ i . . j I II 

Exterior trim materials ore manufactured from OSB . 
ff!trnl' 11 lllllt'·ll 'r ,,,,,! • ll•rt J' :-;:-1 ~ 1·1 !' IJ 1 'I 1 • • J 11 , •••• ,-J j t ... J 1 t,··~r 

1o , I J • 11 •••• ·, • •• I 1 •, • u. 1 I · I 1 ' •• )• n ~ 1·1· J , )·- 11, I , 1l 1 • 11' I : If , I r ,: ,,..... H• •J 1. 1 .• ·•·• 
I ,I 1 I ' ,, ·I I 

All exterior trim is c lod with pre-finished metal ( 1 pl. over top wood backings. 2 pis. w ithout wood bockings)D 

•.r11 111~ 'I 1 I'•' :r .. lilt 1 1L f_,r,_J .·u ~.1.-1 1 lti. ,·,, J+~' r 11 ,.,,., ., 1 I . ~:. tl· u.lu :1 .d ·1·1 ·,_,II __ ,! 

I' loo I 

Deck or balcony surfaces mode from recycled materials: 50% ( 1 p t.) . 75% (2 pts.). 100% (3 pts.). and/or fromD 
low maintenance materials (2 p is.) (Deck surfaces should not need maintenance of any kind. including 
pointing. foro minimum of 5 years). 

•l ·, • , 1 1 , I· I ' r • 11 • • :.. : ' I 1.·'• , • • _ ·r· II· J q• J • : • •I J ... r I 1 1 .·• J 1·•·11 n1 1, •. • r: •. l 
I •• I , 1 ·r11 :l'f 11 ·I ·II ... ·t r 111 I I ,•:, ,t .. • _ •• tu ,, Ill 1 1 ,, I' •' l 11 I' I I r- 1 If· 11· r. r 

r•• 11 fl, '• 1. ,, 11 1 •I 1 -- rd • • I "' J ''- _l••. '' 1 • •• r 1, •• • 

3 to 4 

I to 2 

1.2.3 or 5 

tnstoll25-yeor (2 pts.). 30-yeor (3 pis.). 35-yeor (4 p is.). 40-yeor (5 pis.). or 50-year (6 pts.) roofing moteriol--o 2, 3. 4 , 5 or 

with manufacturer's warranty. 6 
. I 

I "'' If· I • I. • ""; ;:_..-1_ ,· . I If ! II ,, I , ·, ,,•• I .I 

3-13 Minimum 25% rec ycled-content roofing material. 3 

3-13o 

(new) 

3-14 

3-16 

3-17 

I • I t· .. _ 

Use roofing material with o high solar reflectance index (SRI) of ~78 (for roof slopes s 2:12). or ~29 (for roofD 
slopes> 2:12). 

I I I II I . J ' 1'1 

Interior doors mode with recycled or recovered content (min.t5%-1 pt.). or from third-party certifiedo 
sustoinobly harvested sources (2 pis.). 
~ J I I •' I •• l I ! 'I j' • I! I ! 

Domestic wood from reused/recovered or re-milled sources - 500 square foot minimum for flooring or oliO 
cabinets or all millwork. 
• · • • I J • • 111 I • ·• '' • • • 1r •t • ',, ' f • ,. ;. 1 ~ , J 1 ; , 'I 1 1 • • • : 1 11 ,. , I• ., ·~ ., 1 11 

I· II., 

All carpet podding mode from natural or recycled textile. or lire waste. 
t . 11 • 11 • '' '• , J 11 I· ,,. • 111 • If 1 J lu ·I ' 1 .•· • .l u ·· ..f r •· Jl·l· r •'lr J .'lll•j I Jll 

3-18 Install carpe t that has a minimum o f 50% recycled content. 

3-19 

I I • •I .j .. , ,. l llf l 1 11 • 1 · I • d r· ''. •· 1t • '•.··~ • ·- I . •. , fl · • .. • ", I · 1 • 1 1 1 I, 

100% recycled or recovered content underloyment or use of concrete finishes to enable the flooring too 
remain concrete. 

3-20 Install o minimum of 300 square feet per unit of laminate flooring. 

3-21 

l H ''II ' "' I· r , 11 1 1l • 1.·. r ·• 

Bamboo. cork or hardwood flooring used in the project (min. 300 square feet per unit installed). Productso 
must be third-party certified to be from managed forests or from certified sustainable sources. 

I ., I I I I l 1 ~ . 'l I I I I ' 1 

I I I ' I I I I I:; I •'I 
I • 

3-22 All ceramic tile installed in the project has o minimum of 25% rec yc ted-conlenl. 

3-23 MDF casing and baseboard used throughout the project. 
., •I II ; f• • Jr l. I l 1 ;, ! '. ',' ' II II I 

3-24 Finger-jointed casings. baseboards and jambs used throughout the project. 
'"'I· I ·. t J • J J I J I ll.! II I• I •. ;. . I J"l I' ' I 1 • 1 'I I • - I I ... 1 • 

J ~ J 11 ·• '1, 1 ' I_ , • 1 ·r _ t ...... • r •. ' 1 11 , -; • , •. ·•, I Jt 'I l , 11"1 r ·1 I lit' 11 • II• 

I ... ·• lol. , ·.·I • ,., I· I 

llo 2 

6 

2 

2 

2 

3 

2 

3-25 Solid hardwood trim from third party certified sustainable harvested sources approved for millwork (2 pls.)o 
2 10 4 

and/or cabinets (2 pts.). 
I!'' ).-•+11•11+,',1••1 IL·,•••ll lr·,ntl'.l :·l·J~i ••·ll•ll•'··fd, 1 :rlt'I•JI' •::, J·•J!H.I.I·•.I!I 

r 1 ·, .• ,. ·.·.-11 I 'I ·• · 1.- 1,. r J··• ·.k J 

3-26 Points or finishes with minimum o f 20% recycled content. 
'•!Ill 1 1:! lo · r11 1!•' frt• r , I : rl .• , IJI··· .:.·. •II Jl, II It', ' I' ' . , I .... : l'. I I•'. 'I"· t •!' J ••• ••• 'II 

·, l'oll. 
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3-27 Natural granite, concrete. recycled gloss or stone countertops in 100% of the kitchens (2 pis.) and all otherD 
110 3 

countertop areas ( 1 pt.) . 
;; . :1. .I '! ·' •: '_J! I .I. ill J, I Iii ll .• ' I• I I tl I • : H .l 

3-28 100% agricultural waste or 100% recycled wood part ic le board used for shelving . 
I •. ..: ·. • ; i ·~. · .•.• · ,.- J' I ••Jr·. ·.:. ·- r1, 1 J •· lr- •r· •.: ;1i·.• 1l' J • 11 v. 1 I 

3-29 PVD finish on all door hardware ( 1 pi.) PVD finish on a ll faucets ( 1 pi.). 
1 •• 1 11··, :· AUI-J•-•• ~:,:·••P :L·!rr.··· ;_ d'n ·.- ·I ·-11..1 :-·. · •. ,, ·I., .-,. • · Pl I~ 'I _I I 

TOTAL SECTION POINTS (mlo. 9 1e q, l1od)[ ] 

IV. INDOOR AIR QUALITY 
~Is section focuses on the quality of the air within the finished project. Products listed here Include materials that are low in VOC's, products made 
~ all nature! materials as well as various air cleaning and ventilation systems. 
Minimum 13 (UNDER REVIEW) 

4-1 
Install p leated media filler ( 1 pl.) or on electrostatic a ir c leaner (2 pts.) or on electronic air cleaner (3 p ts.) or 
a HEPA filtration system ( 6 p ts.) or on ultraviolet air purifier (2 p ts.) in conjunction with the HVAC system. 

" .. .. '·-· )+·:!•; :•· r,..;; • II • n,.J·:- 4 
.-. I• 11 ;:. • 1ll+* J 1~<1 ' t. •f f " Il k ~,,I 'J .. j , .. ;.• ."I j . r· ,r, ~.t•'!'•J· .. _.(:r· •l I· f,-• ;.~I·••). J '.Iii If, t, r-: ••t1 •n 

•- · •rt•."• I..,_,.; i--·r! • I (;I tf ~ n • J 1 ··:ill,,t~:· ·.r-4 rr,·! u·. ·~··v··, .. ·. h ... ,.~ t' '1l'· r E; ,.·, .. J,!ti'JIIt·-:.. >Hrl-l ···-~~~··--~I.· ··11--·- 1•• ·: •I ,· •11'71•,:: 
'I ,,. 
~p·;-, .• ll· r ~--, -1.-·.lr 1f'l 'I ·, .. :if j-,. I·.__. I ·il1· 1 ·• ,,!-J' • .-j llu ~••·_Ill l 
I . • ,- i I 'lr J'l"l 1 ; , 11 111 1 J, J,· ·u 1 l l .I : 1 Ill'! 11 l l.r' ··I 

t: 1 ,-· ·;q._•: i. .. , ; ... 'Ill JH--rd ..... J ~-. ·1H. cnr ~~~·~·1 tl·· ·r tr 1: ,_-; -J r--;11··· 

· f ''111· -·~ 1 r *J il d · ·1 .<-:" r, .. -.. /· ,..,· ...... .'1, · ,·- .-•.. l '.,,., ... i ,. II· , ··t ,. ; ··r1-:·· 
. • • 'I ·;' (-: · ·j I I· . I: '.. , 'J''! I I: . ': ,l '·t d :·. I ~ . Ill.! .• , .. 

'-'···~~ :•t t'l:li'J:·,,'.r 1n·,ll-:r·:-···•IIJ.II•r:,·'JII :. -,t,·lfll-_.11' 'I· l··: t•, .. · ··11·_1··: :· · ldJr.~.l.·~··(·:rtlt'J•II'·-·1 {j,, l · ,!···:····r,.•· 

··u•I· .. ~·, J ~e .. :IH',- r·:·.•.· t ······· .r,~ ,IlL•..'··-·:· II HJI111' .·'•:d .-./.rr~:n,·JH•t'·'ll! ll r·n .. t' l ~i· J~ ·IrHI· .. I·d 

• ·I , • Jl ·:. · ::1 1: - ')' 1 '-l: .. · I 1· t''l·. I· tf•· :• 1· I• I ' • ·• • 111 1, · · • ' ·r1' 1 .I• •· ':i • 1 .• 1' • j HI·: 1 • ·II l · ! · ·: •. · ·1 : I· ·,, H:·: r· ' '! ,, 

1 

4-2 Install power drum humidifier ( 1 pt.) or a drip type humidifier (2 p is.) in conjunction w ith the HVAC system. D 

p,. -~~~-- · I•• 'II' ·:,ty 1 t• •. ,.;.: •• ·: ''' r·· · · •' 111 ·1 :: I 'i!ll 1 •:11 .-.1 --'''" ,.·~· d ··11 J I .•. · ·r ·,.,-~, t ,;-.. -:..· 'Jl •I··· ; -, •• ··1• · -·H• I' ''II ·J -•. ·.11 v •'.JI I· •. .-. ·· I 11 •. ·f .:-·r····r J'· 

· .. -:.iH•l t ·ft,-,1 • 1 I au i.-J1·, · n ~-),- r11 '1111 :.,_1 ·• ·,: ,.,. l • ;·· ~, · .~ ·JJnl· J··, ... 1·1 h··:· L-.· ! I ····1 ··:·-,. J -.-. '" l.'. 1t :,,.,,,,;.• -~:'"1" 

l .;"·ih·,.·,,Jr··. l lr· l• · ll· 1·1···r · · ;•,.-, .·.:' ·1 1: ~ ·:'JI ··ll·r,······ .. ·.l,lli•l:·.•d.nr •. I•H·;ul·-:"l·r••·llur I 1· .---~--l'U·i· :··l--·" 
1 · ) j I ~~, j' ; ! '!• •II j' 'I !o j t l •' j• _,-, ~ off!" 

4-4 Install in-line ventila tion fan with programmable timer (separa te switch from lighting) in each unit. 

2 

l lo 2 

1.2.3or 6 

2 

4-5 Install passive Hea t Recovery Ventilator (HRV-2 pts.) or on active Heat Recovery Ventilator/ EnergyD 
210 4 

Recovery Ventilator (HRV or ERV- 4pts.) in each unit . 

4-6 

4-6a 

4-6 b 

(new) 

4-6 c 

,-\ •!·"":I ~-- ,._.,_ .. ,·,·,_,'Ill-,, J.•!~ ~11. •I •'Ill -., ,_J:: 1_1 l 't l! ' lii•J.>' I .-.j.J ;IJ'_ !-•·-•1' !'_•J o_:i• l.••d )t 1!1•_ l1•. llf••J _111i' ,·1 J J~.J .... I' f·_ I 

r.l J! 1 +:·•··~·:·r..::1 1•,-...i.JI r 1_~·-:•,':-J.r -::,._,_-IL, .. ··••r•1 1.• .- .l;ll•..lun ·-· r.·l·)~l•llu:.! ·•.·- I••JrnJ··.,IJ·.-:··_1- 1 Ir_lll'··ltr 
I ... -L, .:~ 1,._ .• • --·s -:·.111 ··,_r _·-::: _ \, . .- ._,, : .• _.I .._t .. :011i r-~ .r .. r._d • ,· ,,._ •·• "J: I•_: , -·•;r l .. _.rr. ·· u •.•1 • _ r1 *-'· )., _I ,, _II J.Jrn·J·_! · .1\ 1··-h .. ·- I if ·.· 1. d .. : _ .• 
f II1..J . • I·'J·,•, ,u,:·U•··II~IIf+'i, ,··~··f"IIJ•_• 'J,· 1·-11.'.·1~ t·,l-.-·,.,_11·· •.•~:-.~.l~i·.: ~·fl•1• q•lk•III·- .. IJr:.•J,•-Nt.•l.·•lll·:.l,!*'lf_,_ . 

. ·;r t·· ···! ,, ..1 "r•.tll •j 11(,,_1111'.1 !fiJ' _JI,·! c:l ti. >'lrll·. 'lfll' ll• )II~!'' ··.'· r· .-r -:•z_l iJ_ hf .•.''lll I•, IJP:I ur.-: inl. 11 1•_ • (': J' t ·IIIII! ·I··-' 
'v'• r' t.1 :r, 1'-:. I· • 11~··: 'I · ~ , · "· ·f !1• (II II ol>·-· •, ·•·.:_J•·r _;· .•• tl _ •·r ·r·~l• 1··.1;<". I i11 .-. ·_•!.I_·~ :h: •:11 ··-Il l '111 ,-, .. _ lh · '*•··-r : 1 

r ... .... _r,···fl 1(11• (hl·::r·,-_lllil'_: Ull··:z.u'll_:lf · .JI~··flt·· l h· [1-'ilr,,l)·t -l'l • ,•,_.irnr.J~'.f•_, ·~·'1-"~ _•llr ·n1i ll•_·n···I·.·-·•Jri·IJ.::' _:' > 

.~Jn!•ui.:OI ,,1···~·-!l.·nt·~ ~·.!1• 1t .· _-.•_ · 'li,J-,u• _!•III Ii i111•_1 E-· • . trn'.l. '.H'}''~r.fr-·-.: .. ·.·:c · irl• l l•~·· 1 ·.1l·:•_i• ,• I 

Install thermostat that indicates the need for the air filter to be c hanged or c leaned. 
I i r._.,·thlfO::· ··ii·~:-.1··,, ffl'._• n·-,n·· n··:·-, : r-··rn -k· •:·r• t,,._ II•· ·n, IJI f'·.::•JIT • .. ,,. • n·.•--~'-·II·J-- _._ 1 r.- · :I _~, . .. J I· ~- ·:·;: ·> - u "''- il·J..-, .:· 

~-.-: •:;n-~·~·1"·'r• •1 '"'"1 •.:t'h· ~···tl. (ln·!rr:.tl.~:-:'rnf· ··.:8>·.·. :' ·~ _•r .' •J•"J!,.-c;:th/llid_,/:J ... r ,.· •. - .... n .1 1 

Install bothro~m exhaust fan controls in each unit .using either on occupancy sensor. automatic humidistat~ 
controller. automatic timer. or continuously opera ting exhaust fan. ~ 

Install timer switches or occupancy sensors on all local exhaust fans outside of ind ividual units (i.e. loundry.D 
recreation. storage areas. etc.). 

·· !ri· •J' r, •'*Ill! ··1· •l1 : •·, 1. lu·- • 1 i•11 !I · 1 ·I t•H • ·1· ·· 11 ., 

For indoor pool areas. install a designated dehumidification system designed by a consulting engineer oro 
qualified contractor to match the water and air temperatures maintained in the area. 

(new) C•··lo•or i 1.:· .1:1••11 .. I ·· 

For all permanent entrywoys leading from outdoors. install on entrywoy system of at least 10 feet in lengthD 
4-6 d to captures dirt and partic ulates (i.e. gra tes/grills/slotted systems. or roll-out mots that ore maintained 

weekly by a service organization). 

4-7 

4-8 

All combustion space and water heating equipment located within building ore seated w ith no possibility of~ 
bockdroft. ~ 

I .. 

--:~·:.:I•JI,-h·~i~··,_. ·.·~ -·II·A·.::·-:!L·•_.•Ilul·l ;. 'r:") ·f,_::_f .lll'' ' l r .o!r :· 1:1:··1 1 .1;., IH1!J·' _: •l __ :dv 

Install hardwired carbon monoxide detector w ithin each unit. if combustion spillage susceptib le opplionceso 
ore used in the building. 
::.'l'L>~JII fl• ..... •l ... kr.l:l:·.l ,, .• -.:···, J_lJiJ,,I,, ;I'··,_·!) 11··1 •:1: ••II'" _I· 

2 

3 

4-9 
Seal all permanent ductwork upon installation. removing seals once all phases of 
complete ( 1 p t.). and/or power vacuum all HVAC d ueling prior to occupancy ( 1 pt.). 

construction oreo 2 

f 10 



4-9 a 

(new) 

'I I' • ' ,, J '. •' 11 II I, f It I i' ' J . 

If I'' t' 
Flush out each unit with fresh air for at least 48 hours after all construction phases and prior to occupancyD 
by opening all exterior windows and interior doors and running ventilation system. 

'. -.· I I I I .. 
,. 1 : ''I 

2 

4-11 All insulation in the projec t is third-party certified as low or zero formaldehyde. 2 
n t J 1· 1' .. t1 1 1 1' , r 1 1 1 •1. j - • l 

I I· '"I 

4-12 Third-party certified low formaldehyde sub floor sheathing. 3 

4-13 

4-14 

I 'I ,. I J,·,: •I' . I I •!1•11 ••lltj ,, ·.I .... l' ·I .. ··I t ·I .... dlt II • t· r • ·11.! t•••t 1 ·r I Ht·: .'1 1111.11 I I,• l·t••l rt Jl>-·ti·:l 1·:. 

II'"· I II II •• Ill 't .,"!1 :t•' '!, I J ' .. ., ' I· I I :{' '' • I···~ II • •I 1 ' I' I·, 

Third-party certified low formaldehyde underlayment is used in the project. (ANSI A208.l - 20090 
concentration s0.2l ppm). 

J'l-1 ' I I , I I~~ I 1. • f '. .I • - n _1 • I F Ill 

I' . I ,-I I I 

D Low formaldehyde particle boord/MDF used for cabinets (ANSI A208.2- 2009 concentroliors 0.21 ppm). 

, 11 I , ; · I' I . I j I ' • 'I 
. ,, 

1 • r•' • r .·.-:' • -; 

4-15 Low formaldehyde particle boord/MDF used tor shelving (ANSI A208.2 - 2009 concentroliors0.21 ppm) . D 
4-16 Zero formaldehyde particle boord/MDF used for cabine ts (2 pis.) and/or for shelving (2 pis.). 2 1o 4 

• ,. r· _I t •· q, I ·• I 1 • .- ~ :r • ,q t rl I •• 1 r' •· • 1 1 1 ., l r' • 11 " tl 1 1 1 • I ·, 
I I I I 11 ' 

4-17 All interior wire shelving is factory powder coated. 2 
• II • . I . 

4-18 Water-based urethane finishes used on all site-finished wood floors. 2 

4-19 

4-20 

4-21 

4-22 

• • ·I J • J t • • , f J ~ 1 _ • , · r • _; t ; ' , J I I •• ·t • 'I :.! 

1 I Jt II . , • '.--: I ,. • ~' Jl Jl I I ll 1 ' ,. ' -I I H 

All wood or laminate flooring in the project is factory finished. 2 
!I •. I 'I I 1 I I .f 'I '' ,. J f • ill I' II I 1111 I 'I .- .• • • I j I!' I I I I • I II· J -~·- lit lit Jl j hi I I I I I ',,,I 1 ,· . ., •. ,, .! I 

I,.,!' I 

Water-based Lacquer or points are used on all site built and installed millwork. including doors. casing andD 
3 

baseboards. 
',',· !I 1 J II ' •! 'rll I r I ! I 'I ! ; , I ;, 11 I I r , U 1 ~ I· ' , 

Interior points ore used that hove low VOC content (2 pls.--Stondords are < 150 grams/liter of VOCs) ond/orD 
2 10 5 

interior point is used that has no VOC's in bose paint--prior to tint (3 pts.). 
I It I II I I • I ~ • I _I ~ I t 

1 II•" I· ·II I' f • 'j 1 1 I 'I . I 

· I,. r: · · I· '' J J I I II Jl rr ·' I .!.- ~ .l' J I l ,,, •• I 
' I, 

.. , ·r: · I ,. j• , 1 ·• .f 1 1 • fl ., '1ltl 1' I• 

. ' I ' ~! • •I ·.·.1 I ' l I I 

Carpet and Rug Institute (CRI) IAQ label on all carpet used in units (2 pis.) and/or on all underlay used inD 1 10 3 
units (1 p t.). 

II 1 ' J , • •, j HI ~~- f ·:h t lit•! • I ·Ill .. , 
• , r • , • .1 _I til r ~ : . 1 ll ·r· • . I"' . : 1' 

... ·i , !:Ill t • , t ,If '"' I I :I 

, 1 11 u , , . , • :· 111 • -~.. • : • • 1 c.:· J ·~·. .1 • 1 1. , 1 .r 1 , • ~ ~ ·llr I 

I 

. ! t ' I! I I Jl .. , HI· I I -:'• "I*' 1t 1 

I Ill{ • If l I·· \ I ( . u I • • I • • 

4-23 Natural wool carpet in all living areas. 2 

4-24 

4-26 

4-28 

I,', ·I •. t . If I' Jt ·t r • ,, •• I.' 

0 J • j l I I - • 1 I • I" I I J r 

All vinyl sheet flooring is installed with lowVOC adhesives (1 pt.-LowVOC =standard is< 60 grams per litre). D 
1 10 4 

and/or is replaced by hard surface flooring (2pts.). and/or is replaced by natura11inoleum ( 1 p t.) . 

I ,•,· '. • : '1 ol', I I ' t '+ l ' It rill I I! I , ol II 1 ·I ·, c'l • I ; ' ' 1 II I' 'I • • ' 1/~ -_. 

All ceramic tiles are installed with low voc adhesives and plasticizer-free grout. (LowVOC =standard is lesso 
than 65 grams per litre) . 
• •• ••. j,_ •• !._It: I ~ , .. ,,,,, 1•·1 • Ill•} !''I •• , • ·,··I 11 ···-'JII 't I;.' .J I. '•' ·I 11 ~· .-1·· ., •• ~ 

I } •• I • _,')I. 0 I ~ 

, -;_· ... _ ·, wd 1 • ,_ ·-- t· · . 1,; r r • I.,. 

· If I, I ' If:. ·I· · 011 I '' I 1- ''I' 111 
.Jr "1 r:::lh.:- • _ H ·, i · 

All carpel in units are replaced by hard surface flooring. 
I ,. •. I , I , I, I I I I' 

•• •• J tu H J' • 1 I, .I 1111 

.·. Jt.:..t· ·;.:.. J 

.I I - '· I"• I 

!II 1 II -

II f· "Jl I 

Jt• 0 •II l ,,, 

,1 I I 

' I . ,, I 

r· J ., -

. , . 

J f 1. 

TOTAl SECTION POINTS (mlo. 13 <eqo.ed)[J 
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~~ WASTE MANAGEMENT 
IJ'hia I8Ction deals with the handling of waste materials on the cons1ruct1on a1te and encourages recycling. 
Minimum 8 (UNDER REVIEW) 

5-1 Comprehensive recycling program for building site including education. site signage and bins. IL..__....JI 2 
r I'. I I •· J 1 '' 

l I I • 11 If- f • ' • J • t I • ,, • J • 

Collection of waste materials from site by a waste management company that is a current member of aD 
5·2 provincial recycling council or equivalent association and verifies thai a minimum of 10% of the materia ls 

collected from the construct ion site hove been recvcled. 

5·3 

5·4 

5-5 

r l· .t ,,,,, · I· .... ·1 1 " : •· • •• ·r·: v. , '· •. • r ,, .. , 1 il . .~~·· u. _!I.: ,n, I• 1 •. I• 1 , 1 ... i'. 1 •.. ·~~,, 11 ·• 1 1 ., ". ·, •• -~~~ ., .. 1 ... • • '"' • 

oil! 

Suppliers and Trades recycle their own waste. ( 1 pl. per trade. max. 4 p ts.). I lo 4 

r· 11 t 11''' ., ., I II H .J It , I •• • .• • '• ·• I'll •. 1 I l I " 1 r If 1· •• ~ 

, r n' 

Minimum25% (2 pts.) or 50% (4 p ts.) by weight of waste materials collected from construction site is divertedD 
20

,
4 

from waste stream. 
r '• I •• I I ~ . , I 1 

I I 

Use of recycled materials derived from local construclion sites (I p t. tor each differenl product used, maxo 
Ito 3 

of 3 pis.). 
I ,,-• r•~ 1 ·1· .l•·•rHII•· r '!!I r ,·: 11 'i :.·. ,J,,d .. :. frltHI ,.-J i."i• • 1 •·I 11 L•', il 

:. II r f.-·1 ·r · •' 1 ! ! I • 1 ' 1 : , l •fr ·' 1 

5·6 Trees and natural features on site protected during construction . 

5-7 

• · . ' ,· • '·'• I I . ,, ! p, I ]'1 I • I· I' : 'i· I I· I ... _, •• •. I I I . I ' '' ,,, • Ill' J. 

·•·IHifHf lll''u,, • I !lu • J!d--1 · ~ .. J -~~ ·' •• f •·• ' ' 1 "'· 1-rHll. 'H!F I'' 
Shored transportation benefits: provide one parking stall for a cor-shoring vehicle ( 1 pl.). and/or a corD 
shoring vehicle as one component of condominium association (3 pts.) and/or bicycle storage on site ( l 
pl.). 

I • 1 J • • I ·, I I I • •• I ~ I I - '· .. r • I _I r. . f 
I I • ~: '=' I ~ - .. _ f I 'Ill I I I ,, - ~ . _I ·' • ~ I I J I I t ..- .... , I 

I lo5 

5·8 Metal or engineered durable form systems used for concrete foundation walls. 

5-9 

5-10 

5·11 

I, ' I • I ~II ' ' 1 " • I ·l lo r ·r•• , .-,"l•tt , •tl ' 11 

Reusable bracing is used for framing . D 
1 ,, ' . ,. I r ·• ~·:1 : '~ t .• 1 ' I t •, : :1 !• 1 1' : • • r.- -I* ,,,. 1 r ·• 1 I • tl • • 111, I J • 

Install built-in recycling center with two or more bins in each unit (2 pts.) and/or provide com poster to eochD 
2 10 3 

unit ( 1 additional pt.). 

0] r I I I J I J oil :·J .. I .. I 1 I ••r - , . 
I .. .. I II 1 . ' I II! .r I .. , I rf J .. ] .. I J I r I 

.. l I' ' I ~ -,, t I .. J J 

Provide a central recycling center for the housing project (1 pt.--min. of paper, gloss and tin recycling)D 
1 10 2 

and/or insta ll trash compactor for unit or building ( 1 pt.). 
I .·,·Jtt•_l -,. , !·•· t ···ttl r •· !' d I• I•,_Jo:.J··.-,,,, 1 1 ,, ", ,,,. 1 • tl•!l d ·- ~ ~ 11 , 1·. l•1!, • .: Ill• 

r•, t•I.·.J I• J··· , J1 li•(•·,H Jth •Ill o !·111 ,•,t·klt-. • l r lllll • · t.IHtll ud._-!ikl·.!'l • · ,, ·•, I'll ·1. 

TOTAl SECTION POINTS (mlo. 6 <eq,l<ed)'c::J 

~1. WATER CONSERVATION 
jrhla I8Ction encourages a reduction In the amount of water used In the home or In lnciMdual unlta within multi story buldlnga. 
Minimum 8 (UNDER REVIEW) 

6-1 

6·2 

6-3 

6·4 

6-5 

6·6 

CSA approved single flush toilet averaging 1 .6 GPF or less installed in all bathrooms. I 2 I 2 
l •. r r .• t··!l •. ·- Jl ) '• .I Hd !!I ollr I .I·,·, .1'1 r ., ' l!tt 

Install a dual flush or 1.2 GPF toilet in one or more ba throoms in each unit (2 p ts. for one bathroom, 3 pts. forf3J 
2 013 

olll L_j 
11, 1 ·II I ·i' :1 >., 1 • I 1:.• 1: • • ·. II ·r I· ·'·I. f.· .. 1, I • 1, I 

Install waterless urinals in men's public fac ilities. 
h · :. ·r 1 : • ~~ : • ,, • • • t • - , • 1.· .:• • 11 .;. • ••• 1' •· 1 1 :, . I I• r. · fl -.t ·.:.· d ~ • 1' • rn u• , r.;. l· 

I• I•·' 1: ~~ 'JI!J1 +I ! , n "lf)'l•l· 1 I -''I' ''II• ' r• I It I 

Insulate the first three feet of the water lines on the hot water tonk with flexible pipe insulation where unitsD 
contain independent DHW system ( l pt.) and/or insulate all hot water lines to all locations (2 pts.). 

• • - Jl II • • • I 1 11 I t ' • • f J I J ~ • I l 1 

•••• :. .CJ 'I I II, 1 1 •• ,. 1111 

Install hot wa ter recirculation line. 3 
t o~r~>JI•,-t,.-d ... J._,_.,., , • II· .I• •t,. I l .·.y.-··. I 'I ·I·'• 1 •lt.! •• -.tli ·J. r 1 .. 1•,. · 1 Jl .. 1' ·1 .·.11 •t•, I .·.r, t -1' • 1 
:, ..•. , I 11--· 

3 

Insta ll low flow faucet aera tors on a ll bathroom and kitchen sinks ( 1 pt.) and/or insta ll hands free lavatory or~ 
1 10 5 

kitchen faucets in each unil (4 p ts.). ~ 
... 11 ••• ·I r l f I .·• I' ' • I. : . 'II ' ' I \ I n ,, I •Ill II . ·:· J ' I ~ I II II ,. • • r ;'' •I, 
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6-7 Supply front loading c lothes washer in each unit. 
·I 11·•·1 I' ,·,, •. 1. r •• 1 ··• •••• _:l.-11: ·.! .11 ( •• -,, r -! :I+ 1 !•• .-.. _.: , 1 •·II .1 1ol I -.1 

•·• ! .t •. · 1 l• , , • , ·; • • • 1 - · 1 .,, • • :I. ; , , • : , , : • _I!. · • :· r r · 1 , , I • 

• ·11 ·•· 1. : ., • :·.~·· •• .1 , r 1 u 1 i r I ' ·• , 1 d , • .•r·. l11•_·: • 11 :-r .. ; ·•. 
6-8 Install water saving d ishwasher that uses less than 26.0 L/woter per load in each unit. 

... 1" _I ,, J, •,,: •.h .·: J,1 1•.1 ... • I· ·,· .• ' li I f· •. ·' t_, II ! 'II • • .f v. J! ·r r---·-1 ' · _: ~~ ~·· 'I u •.' -tri .11 ' 1 ,. :I• ,, .. '·. • r,: I 
:, ... -, .. I· ·.:~·l'!_lli••_ Jn· 1·· .• ;_·JI-. I:,, 'J:hu: •• -- '•.: JJ•_I' 1 .,-.-,,nr··-. 1 ··~11h' II' ,,Jt·-~· nJI rl I'·~ lrl:o'i+•.J .-, 

I,,.,.J,II.-1; ·.l•• I (\~l1·:1 lJ .. ,.'· 1 ·.·.t'· ·.· .1~·- • .. J '· _~·,·-~·.I 1·1',. ._.:; ._ r , 1-.::l '''} 

6-9 Install permeable paving materials for d riveways and walkways (min. 70% of hordscope area). 

6-9a 

~.·I' ··- :.,I - r·· :·~ il I ,, I-,· fl II I Jll'·•:; I• •. ' .... Jl •. I I -...... t ) . . !I d 1 ,. ';r I' t I •. ,. : : ; ,• I!' t ,I 'l ,. ·.'. •I' 

Design all impermeable hordscope surfaces to direct rainwater to on on-site infiltration fea ture 
vegetated swole. rain-garden, cistern, etc .) 

(new) r,. .. )! ur •• , r •.. · ··, · 1-·~ 111:•1· ,., ·• 11' •. • , : · ··'" ·:: ... , t.-. • .-. t • 11.1 !·,._ qr. ;•_• _l, ·: 1-: ,· u .1 .t· ... . -.· ... 

6-10 Install a water meter in every unit. 
h ··I I'll. 1 I ••• Jl~ 'll•d ·I • ' •. : ; ' . '. I ll -··. th· • Ho' • ·I • J•,•, :r ' . i: ' J ., r· -,,, olt I ..... _l' ·' II,. 

3 3 

3 

6-11 
o sub meter (I pt.). uses drip irrigation for a t least 50% of planting bed area (I pis.). has o pressure 

1 10 3 

Install Effic ient Irrigation Technology that has head-to -head coverage (I p t.). o central shut-off valve (I p t.).D 

regulating device to reduce (I pt.) . high efficiency nozzles with o distribution uniformity of 2: 0.7 (I pt.). 

6-12 

and/or motion sensor/rain delay controller ( 1 pt.) . Max. 3 points con be claimed. 
'/'.~~~···.h ·r· fl•_lo_d,· .. >')•l··r- l•oJ'i: _l••..:·:·-,,-r,,,-.1) '· _1 J'·~·l. rn ,,r:nr l·~·".ll·,l~n .;.J.· tl·-;-.t··-:• .;.J~ .• ~d-·-, li!I···q lll~llotlll-'f>ll 

'.'~ J I ·I · , ) '_II I 

Provide o list of drought tolerant plants and o copy of the local municipality water usage guide to buildingD 
owner with c losing package. 

• ·11 )I 11"'1 11 I ,- · 1d r: '. •. • -.·. Jl·- ·- -.1 •• •·• ·'1• . , 

6-13 Reduce lawn/turf to 50% of landscaped area. 
I •Jt,'lof•~ pt!l.:- '- 1 '-;_.-; l fl,--,~•ld•·,!·,•,JI· · I ·III .... ·r•t•i!ll err• -~-~ t_lii • Jn •,l ·!11.'./ ~·.·:1• • . .- \•ll'o-: lt• ··-··: ·•! 

6-14 Builder captures rainwater for use in atrium, patio garden feature. landscaping and/or indoor water use. 
11-,;,,,1• un·: .. JI··! 1-1- p.v.th 11 v•l',•, )'.::·! 11 :,., ; 1·-H•·r~ 11 J·: ,.- l•t.•~. J··l' ,~~·I •,fl, .. ,,l,-'!li 11·•··1·.:·· ,·1 ·. 1···-· 

6
_
15 

Greywoter is collected. treated and reused throughout the project for landscaping and/or indoor waterD 
5 

use. 

Wll. BUSINESS PRA TICE 
!This section deals more with manufacturers and builders office and business practices 
Minimum 8 (UNDER REVIEW) 

TOTAL SECTION POINTS (mlo. 6 "qoOed{~J 

7_1 Products used for the project ore manufactured within 800 km. (I pt. for each product to o max. of 50 
1 10 5 

products). 

7-2 

7-3 

F·l., JH._I "'Jd · :'·'· I · ·1 ~ 1-.-,-,·~-.·, ··1 • ., .. • J• .... I·, ~··"lto,oli• J •. ,, .. 1 '' I ; : ( ·t,, r11· l!o I 1' II•· •.· 'lk 11 ·'It! ' .,~ .. ···J' ·• 

•Ji,hll 'H'II·::..) .... ;,.:..r..:.f. l) 1.•·,;_:-:Hirll' . ·I I •'J·t ~•! f H•)•J•o,·j 1··0:..'>•.·1'·.1• 1/' ····.:rtl• J!1 ! .. ·.'.··1 t•' i, •r1• 

Builder provides BUILT GREEN building owner manual and/or educational walkthrough and/or Greeno 
systems manual for building managers. 
b•Jii·Ju••:l ,.,,., .• • .'.'·. 1•1•.ol1 i· .111 ircq.oo)tl-.:·d ··t'n•~.:r" · ,_ · ,' •,_, ·:·t,· !, :·• r-rJ··'r'•ll•.•- L. ':·;II 'I_. I··· I·.'''·"' . r 11 •_,·,·.·_i ·,_, ... _.It r v .. 
cJ 'l'Hfi;)h j• •: ·-·'1._1·~: _,. 

2 

Builders office and show homes purchase o minimum of 50% ( I pl.) up to 100% (2 p ts.) solar, wind oro 
1 lo 2 

renewable energy. 
·:: · .! Eli•_ • ;1· .• i·_ • .J _1. _ _,, .... ~ ·.,·, 1, l·_ 1 :r•.•:i·! ·- 11•:: ll t·.···· r •. r • ~·r·:- ~. ••r _·hili•· ·-·~ .. _ ·: . · ~ 

7-4 Manufacturers and/or suppliers purchase 50% or more solar, w ind or renewable electricity. 
·:: ••d En ·'·!; . 1 '· :Ur ·I •:. 1'·, I 1 rn·.-it.:-~· •_•r · · :·, _ .. 1.-.- ·r ·:·r• • ·· , I •·"":ld lh•· ,_.. ·•1'•-·'1f1k'' 

7-5 Builder supplies o minimum of 8" of topsoil as finish grading throughout site. 2 

•!1.1'1•1!1 'II .•1r '!I.:.'J'J I•I"Ji,_lli;..·t,·~·!l-: 1•-· .. ·•fo': 'f:l~~·vv'J'.:..r•·· hi! Jf'tlkl', t'JI ,-:.:·1-l'l-•!'1:-,·,r.·,·di 

7-6 Development site provides community amenity space for not for profit community services. 2 

7-7 Development site provides for Public ly Accessible Private Space. 

7-8 

7-9 

7-10 

i • · i· :n• •n 1, 'jper, ·:o•u: 1 t'(J' ·1. · _ ·.: v. · , -., <:1 .... 1v:•· -~~ tl1~ ~._. ;· -!~· ,•j, 1! r····l.-:.,·f I J' d ~- ·1·•,.::.. ,u ·· ·. I ··n , f ~-·:·. .,.... -~· , 

Development includes o d iversi ty of housing types including 20% live/work units (2pts.). 25% mixed use (20 
210 6 

pts.) facilities and/or 20% with separa te basement suite units (2pts.) 
f• t·,r:_. ··1 -~:··· ~-~·! ··rrn-: ··.J .:.r.,- .- ,• J•~l.:., r,•-I•Y ; ··rl -~~~-·d v.1 ,.~·.··I'*' ··~·p! .... "--:nn !•.·,:-. •.·. ·,,~ ~l · : • -·!: .· .. ·! -•• .. 1 ·-, J';ln ·: 1·-: • h1; 

Builder has written environmental policy which defines their commitment (which must include on officeo 
recycling program and energy effic ient lighting). 
/\ • t 1· .-n -:1 I .-.r -.: -.~, , ... ,:~· 111 t -·!p I.: ·:·1 1.: ~t~·.t .1:··· c·1io:o~ ·: ._: 1 ·1 •Jhn ,.-1··.:1·.,.· d.;.t ··~·~ ·~: . •.:..··; ._ · 1· -~ ,- •I'*Jr . 

Manufacturer and/or supplier has o written environmental policy which defines their commitment (this mustD 
include on office recycling program and energy efficient lighting). ( 1 pl. per supplier /manufacturer. max. of • 
2 o ts.l. 
I ···u~·~ C••• •I ,_.-.. I 1 .• It,._·~ .•.rfl•ltll'. J '_·, "h·. •. , .. :r .'1rt1'.'1t I ._.:f_ J I·:• 1-•f···r· _d:· 1•- l·.k .1: : ._• 1 ·~1· Jf'l fu·.'II•J, 

l lo2 
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7-11 

7-12 

Builder has wrillen on environmental policy which prioritizes milestones for future net zero housingD 
d evelopments. 
r ' , • ·. , , • 1 ~ • • 1 • , , t •• 1. • • 

! I' I I I ·'I: ti• '' t! ·•• I 

Make provision Truck Management Plan. to ovoid high congestion areas during construction. 

I 1 I. , I I' I' I tl 

I I r ' , 1 I r ~ 1 • • ~ r , ·" . , ' , .•• •I , . 
7-13 Delivery Area wheel washed/ treated during construction. 

, I ''I " 
7-14 Builde(s company vehicles ore hybrid or bio-diesel vehicles ( 1 pl. per vehicle to max. of 3 pis.). 

I . 

• .. . (I 1 

7-15 Builder uses radiantly supplied cold weather construction practice. 
Ff ,. I 4 II . ,· . I • '· I' _t' ) ! J I J• II I •t 1 , .... rl, 

1 11
1

• f 1 II l 'l 1i l 1 I 

7-16 Environmenta l certification for builder's place of business (building. office etc.). 3 

7-17 

7-18 

''I "I I, 1 I . ~~~ .·. I I •• ,•i !I I I J, 'l !!f l, •• ·.·.!l II!,, ro •f ·' •,: •I 

I .• ,., J ' t I II IH! I 

Builder agrees to construct and label a min. of 50% of all projects to the BUILT GREEN standard per colendorD 
3ot 5 

year. (3 pis. for 50% or 5 pis. for 1 00%). 
• • ~~· • 1 d l 'I • , tl' • '" • r'""' It · · I • l ·r •_:• •' · ; u ,, · ._" '•_1, II t• II• •• ·; ( ' I·· 1 :. : • r 11 :. ·r . , i t fH·. (•·.·. ·r 11 ,.- : •:"•' ··r 

• t t •• 1: .1 II . ! I 1 1 ., ·I· I II• · 11 ~ 1 r ··: •. ·, .• , 111 n1 II II· 1 ••• '1 : '1 .·, I • ,., · 1. .. • 1 • 11 ••• ; . • • :111 1 

t ·I' ., , 'h· 

Contracted lrodes and/or suppliers hove successfully token BUILT GREEN Builder Training. (1 pt. perD 
l lo3 

company. max 3 pts.). 
t,u 1 h·: ·· ,, '1•1·1 1 ·~·,1, .. 1 : •. • •· I , I :• ·• (:. • I -,. _n l 1 r l1 ;· ,, 1111 ;•,, 11 .. 1t 1!. ' 'flllc•· •1•·: ·r I 111: ... 11" ~,,_d ·••• · 1t 

• t • 1 l ·, I • It, · l • rr•! • .1 .. l t· • n••' · 111 1 •l 

TOTAl SECTION POINTS (min. 8 required): 0 

TOTAL CHECKLIST POINTS 74 
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AGENDA INFORMATION 

0 Information Report Date: -----------------
Dept. GM/ CAO 

Manager Director 

June 3, 2014 
File: 3060-20/20.14 

The District of North Vancouver 

REPORT TO COUNCIL 

AUTHOR: Doug A llan, Community Planner 

SUBJECT: PUBLIC INFORMATION MEETING- DETAILED APPLICATION FOR A 3 
STOREY APARTMENT PROJECT AT 1591 BOWSER AVENUE 

RECOMMENDATION: 

It is recommended that this report be received for information . 

SUMMARY: 

Douglas R. Johnson, Architect , on behalf of the 
owner, London Meridian Properties Inc., is holding 
a facil itated public information meeting on a 
Detailed Application for a 3 storey apartment project 
at 1591 Bowser Avenue. 

PUBLIC INFORMATION MEETING DETAILS: 

Date: 
Time: 

Location: 

June 19, 2014 
6:30p.m. -8:30p.m. 
Presentation: 7:1 5p.m. 
Lower Floor, 
1591 Bowser Avenue 

SITE AND SURROUNDING AREA: 
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The development site consists of one commercial property currently occupied by a 2% storey 
office building, located on the west side of Bowser Avenue at the lane, south of Marine Drive 
as shown on the following aerial photograph. 

Surrounding development consists of developed commercial lots to the north; a car 
dealership to the west, a retail building to the east and a townhouse project to the south. The 
site and surrounding commercia l properties are zoned C9 Marine Drive Commercial Zone 
and the townhouses are zoned RM3. 

Document: 2342205 



SUBJECT: PUBLIC INFORMATION MEETING 
June 3, 2014 

OCP CONTEXT: 

Page 2 

The site is designated in the Official Community Plan as Commercial Residential Mixed Use 
Level 1 which is 'intended predominantly for general commercial purposes, such as retail, 
service and offices throughout the District. Residential uses above commercial uses at 
street level are generally encouraged. Development in this designation is permitted 
up to approximately 1. 75 FSR. '. 

The OCP also designates the property as Development Permit Areas for: 

• the regulation of the Form and Character of Commercial and Multi-Family 
Development; and 

• Energy and Water Conservation and Greenhouse Gas Emission Reduction. 

Document: 2342205 



SUBJECT: PUBLIC INFORMATION MEETING 
June 3, 2014 Page 3 

The application will be reviewed against the applicable general design guidelines and the 
Marine Drive Design Guidelines in the OCP. 

PROJECT DESCRIPTION: 

As submitted, the proposal involves the development of a 3 storey, 16 unit apartment 
building with underground parking . The building is approximately 18, 188ft.2 in size and is 
1 0.36m (34ft.) in height. 

The residential units consist of 5 studios; 3 one bedroom units; 6 two bedroom units and 2 
three bedroom units which range in size from 645ft.2 to 1496ft.2 in size. The applicant 
proposes that the 6 main floor units could be developed as live/work units. The density 
(FSR) , as proposed , is 1.65. 

A landscaped courtyard is provided at grade on the west side of the site. 

The Zoning Bylaw requires a total of 32 parking spaces, inclusive of visitor parking and the 
project as submitted , includes 23 spaces underground spaces, including visitor parking (1.43 
spaces/unit), necessitating consideration of a 9 space variance. In support of the variance, 
the applicant has provided a parking study but a trip reduction strategy will be required if the 
project is to proceed. In addition, the project includes 7 bicycle parking spaces in a storage 
room in the underground parkade for the project residents. Access to the underground 
parking is provided off the lane to the west. 

The following images illustrate the east and south elevations, respective ly. 

The following image is a 3 dimensional view of the south and east elevations. 

PUBLIC NOTIFICATION: 

Notification of the meeting is being sent to area residents within a minimum of 1OOm of the 
site and the Norgate Park Community Association. A sign wi ll be erected on the site and a 
copy of the meeting notification package and site sign are attached. 

Respectfully submitted, 

Doug Allan, 
Community Planner 

Attachments: 

A- Public Information Meeting Brochure 
B - F acUComment Sheet 

Document: 2342205 



SUBJECT: PUBLIC INFORMATION MEETING 
June 3, 2014 

C- Public Information Meeting Sign 

Respectfully submitted, 

Doug Allan 
Community Planner 

0 Sustainable Community Dev. 

0 Development Services 

0 Utilities 

0 Engineering Operations 

0 Parks & Environment 

0 Economic Development 

0 Human resources 

REVIEWED WITH: 

0 Clerk's Office 

0 Communications 

0 Finance 

0 Fire Services 

O ITS 

0 Solicitor 

0 GIS 

External Agencies: 

0 library Board 

0 NS Health 

0 RCMP 

0 Recreation Com. 

0 Museum & Arch. 

0 Other: 

Page 4 
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PUBLIC INFORMATION 
MEETING 

Proposal: 
3 Storey Apartment Project 

PROPOSED* 

• Provided lot illusttative purposes only. Tho actual dcvelopmont, if approved 
maydiffct 

Thursday, June 19, 2014 
6:30 pm - 8:30 pm 

(Presentation at 7:15 pm) 

Lower Floor 
1591 Bowser Avenue 

Contact: Douglas R. Johnson, Architect 
604-998-3381 

DNV Staff: 604-990-2357 

www.dnv.org 



While the building is a 3 storey structure, the 3rd floor 

steps back from the second floor on the east and south 

elevations. The building is intended to act as a transition 

between the future redevelopment on Marine Drive and 

the townhouses to the south. 

A redevelopment is being proposed for 1591 Bowser 

Avenue to construct a three storey residential building. 

You are invited to a meeting to discuss the project. 

Where: 

Lower Floor 1591 Bowser Avenue, 

North Vancouver BC 

When: 

Date: Thursday June 19th 
Time: 6:30 PM 



The Meeting Agenda: 

6:30 - 7:00 PM Open House 

7:00 - 7:30 PM Presentation by Consultant Team 

7:30 - 8:30 PM Question and Answer Session 

NOTE: This is not a Public Hearing. 

District Council will formally consider the proposal at a 
future date. We welcome the community's feedback. 
Please contact us to learn more about the proposal. 

The application proposes to rezone the site from C9 
Marine Drive Commercial Zoning to a Comprehensive 
Development zone to permit a 16 - unit apartment 
building on three floors, The units range in size from 645 
square feet to 1495 square feet. Parking is provided in 
an underground parking structure. 

Information packages are being distributed to residents 
within a 100 meter radius of the site. 

For more information please call 
Doug Johnson - at 604-990-2357 

Doug Allan- The Community Planning Dept. at 604-990-2357 

The Proposal: 

London Meridian Properties Inc. proposes to redevelop 
the site at 1591 Bowser Avenue to allow the construction 
of a 3 storey apartment building with underground 
parking. 

Implementation will require rezoning to a new 
Comprehensive Development Zone and issuance of a 
Development Permit. 

Summary 

The project consists of: 

• A 3 storey building with 16 apartment units offering 
a mix of suite sizes, ranging between 645 and 1496 
sq. ft. in size. 

• Main floor units which could be used for live/work 
purposes. 

• A Floor Space Ratio (FSR) of 1.65 in keeping with 
the Official Community Plan. 

• 23 underground parking spaces with access from 
the west lane, which will require consideration of a 
9 space variance. 

• High quality materials including brick, hardi-siding 
and architectural metal. 

• A design based on BuiltGreen® 'Gold' equivalency. 



London Meridian Properties: 1591 Bowser Development Application 

Public Input Meeting Summary Report 

Event Date: 
Time: 
Location: 
Attendance: 
Comment Forms: 

Meeting Purpose: 

Notification: 
Invitation Brochures 

June 19, 2014 
6:30pm -8:30pm 
1591 Bowser Avenue 
12 members of the public 
1 comment sheet and 6 emails were submitted. 

1) To present development application materials to neighbours 
2) To provide an opportunity for the public to ask questions about the 
development 
3) To provide an opportunity for neighbours to comment on the proposal. 

Invitations with fact and comment sheets were delivered to residents within 100 metres of the site. 

Site Sign 
A sign was erected on the site on the Bowser Avenue frontage to notify neighbours of the meeting. 

Newspaper Ad 
A newspaper ad was placed in the North Shore News on June 8 and June 11. Copies of the ads are 
included in Appendix A: Notification. 

Attendance: 
12 members of the public attended and signed in for the meeting. A copy of the sign-in sheet is provided 
in Appendix B. 

The following District staff and project team members were in attendance: 

District of North Vancouver: 
• Doug Allan, Development Planner, District of North Vancouver 

Project Team: 

• Doug Johnson, MAIBC, Douglas R. Johnson Architect, Ltd . 
• Karim Virani, Virani Real Estate Advisors 

• Daniel Fung, Bunt & Associates 

Facilitator: 

• Steven Petersson, Petersson Planning Consulting 

Petersson Planning Consulting Page 1 



London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report 

Most of the participants indicated that they lived in condominium buildings south and south-east of the 
site. 

Overview : 
The Publ ic Information Meeting was designed to provide several methods for the public to engage in the 
process. 

The evening began with an Open House, which lasted approximately 40 minutes, where participants 
could browse display boards and have informal discussion with the architect and transportation 
consultant. 

The Open House w as followed by a fifteen minute presentation by the architect and transportation 
consultant. 

The presentation was followed by a thirty-minute dialogue that provided the public with an opportunity 
to ask questions and discuss the project. The facilitator noted public comments and questions on flip 
chart paper on the wall. Since most participants were engaged in the informal dialogue during the Open 
House, the question and answer session after the presentation was brief. 

The key themes of the evening were parking and access. 

Public Dialogue: 
(Q = Question, A= Answer, C=Comment, and the number is to track the dialogue) 

Ql Will the building have restrictions on children or pets? 
Al No. 

Q2 Wil l rentals be allowed? 
A2 Yes. For new buildings, the DNV requires developers to enter a Housing Agreement that prohibits 
future strata councils from limiting rental units in the building. 

Q3 Are those full balconies or "Romeo and Juliette" balconies? 
A3 Those are full balconies, as per DNV standards. 

Q4 What will the roof be like? 
A4 It will be a flat roof with overhangs and stained cedar soffits. 

QS If approved, how long will it take to construct? 
AS Approximately one year. 

Q6 What is the building coverage? 
A6 The building coverage is approximately 65%. The C-9 zone permits 85% total site coverage but does 
not regulate building coverage separately. 

Petersson Planning Consulting Page 2 



london Meridian Properties: 1591 Bowser Public Information Meeting Summary Report 

Q7 How much parking is proposed and required? 
A7 According to the DNV Zoning Bylaw, 32 parking stalls are required for the 16 residential units. The 
proposal is to provide 23 secured underground parking stalls (including 4 designated visitor stalls). 

C8 The ceiling height for the underground parking might be too short to allow high vehicles. Some 
parking stalls should be provided on the surface. 
A8 The small site makes provision of surface parking stalls very challenging. 

C9 The big issue on this project is the amount of parking. 
A9 New parking rules are being drafted by the DNV, which will result in adjustments in required parking 
in the various town and village centres, including Marine Drive. On the basis of those rules, parking for 
apartment projects adjacent to Marine drive could be reduced to 1.1 spaces per unit plus 0.1 spaces per 
unit for visitor parking, for an overall rate of 1.2 spaces per unit. As submitted, this project provides 
parking on the basis of 1.43 spaces per unit, including visitor parking. 

Q10 Could some of the visitor parking stalls be converted to residential parking stalls? 
A10 For this project, the DNV requires four visitor parking stalls. If permitted by the DNV, we could 
consider converting the visitor stalls into residential stalls. 

Q11 Does providing charging stations for electric vehicles really reduce demand for parking? 
All The empirical studies demonstrate that this is so. 

C12 How will this project affect adjacent property values? 
A12 It is very unlikely that it will decrease property values. It will probably increase property values. 

Q13 Are parking studies done on buildings after they have been constructed, to see how much parking is 
actually used and required? Has such a study been conducted on Marine Drive? 
A13 Bunt & Associates does this type of research on projects they have worked on. Bunt's 
recommendations are based, in part, upon this research. 

Q14 Why is parking access located on the west lane? This could have implications for adjacent 
development. 
A14 Access to underground parking is located at the low part of the site. 

C15 The access to parking as proposed would result in drivers taking a circuitous route to the parkade. 
Parking access could be provided on Bowser Avenue. 
A15 locating the parking access on Bowser Avenue would put the entrance to the garage too close to 
the lane and could present a safety issue. 

C16 The lane is narrow for the volume of traffic. 
A16 The south lane is 9m wide, which is SO% wider than the standard 6m lane. 

C17 This project does not adhere to the vision for the C-9 zone, which contemplated a mid-block east

west lane. 
A17 There is a mid-block lane with a jog in it. The lane will function similarly to today. 

Petersson Planning Consult ing Page 3 
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C18 It is important to preserve east-west lane access. Perhaps a lane between Philip and MacGuire could 
have speed bumps installed. 

C19 Traffic congestion on Marine Drive is an issue. 

Q20 Where will trades park? Where will moving vans and large vehicles park? 
A20 Increasing underground garage height affects building height, excavation depth and the grade of 
the access ramp. 

Comment Sheet and Email Summary 
One comment sheet and 6 em ails were submitted to the DNV after the meeting. Copies of the 
correspondence are attached as an Appendix C. 

Below is a summary of the key themes communicated via comment sheets and em ails after the meeting. 
They are clustered according to topic. 

Architecture 

• During the presentation, I did not see or hear anything that will cause major problems for 
Norgate or lllahee. This is the first time I remember a recently proposed Marine Drive 
development actually being lower than the District's guidelines and not applying for a height 
variance. We hope this is the start of a trend to observe the established OCP maximum height 
restriction . Although the drawings of the building have the District-approved flat roof and 
square appearance for the Marine Drive corridor, it seems to be less looming or overwhelming 
than the recent buildings. A greater variety of architecture and heights, such as the Village at 
Park Royal, is preferable to the sameness of all flat roofs. The material and colour choice seems 
to be good and is similar enough to those chosen for lllahee to fit into the neighbourhood. 

• I am very pleased the proposed building has been brought down to three floors. 

C-9 Zone: Lot Size & Density 

• What was the District Planning department's intent when they came up with the 1 FSR and 1.75 
FSR depending on the size of the lot [in the C-9 Zone)? I would guess the intent was to give 
incentive to have the smaller lots consolidated into a larger lot to permit the higher FSR. The 
project as proposed would have a severe impact on any future development of the properties to 
the North on Marine Drive as that property will have a commercial component. 

• We request that any new development meet the current C-9 Zone put in place for this and the 
other properties on this complete block from Tatlow to Bowser so that a proper development 
that is fair to all the current owners and an enhancement to Marine Drive can be built; or revisit 
the C-9 Zone with the adjacent Community Association to consider revisions to the zone. 

• Redevelopment of the entire block may be preferable for this area, as the applicant's building is 
arguably in better condition than the others. 

• This 3 storey apartment building would work well as an "infill" type of project. 
• If this proposal goes ahead, it will create a problem for future development of this block (Tatlow 

to Bowser). It will mean another small building, north, on Marine Drive. 
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Land Use 

• As the current 1591 Bowser property is all commercial office space, it would appear not very 
practical to reduce the commercial office space available in the District at this time and 
converting this building to all residential with the explosion of all the other new residential 
properties in this area. We know of other current buildings currently with 100% office space in 
the Marine Drive corridor that are already approved to be redeveloped into 100% residential 
use. 

Parking 

• Parking is an issue. 

• Consider resident parking only in the alleys 
• Lots of cars park in the alley from MacGowan to Tatlow to catch the bus downtown 
• I park in the back alley between MacGowan and Bowser 

• The amount of parking spaces and enough room for service vehicles, moving trucks, etc. seems 
to be an issue. A related issue is yet another application for a variance to the OCP, in this case, 
nine parking spaces. 

• I am not in favour of the 9 space parking variance the applicant is asking the DNV to consider. I 
quote from the information package provided: "Main floor units which could be used for 
live/work purposes." Not only is the developer asking for a variance on the number of parking 
spaces, they are stating that businesses are to be run within the units with decreased parking for 
clients of these businesses let alone the residents of the building. Regardless of the Metro Van 
parking study, people still drive cars. 

• I question the applicability of the Metro Vancouver Apartment Parking Survey to this proposal, 
and note that the 15 communities surveyed did not include either West Vancouver or the DNV. 
Further, the study found that "Apartment renters generally have lower parking demands than 
do owners" and "Vehicle holdings and parking demand for apartment renters are much lower 
than for owners." Presumably the inclusion of rental units in the survey skewed the results 
insofar as their applicability to the subject proposal is concerned. 

• I would strongly urge, given that the current supply of on-street parking does not meet the 
demand, that the requested variance in the required number of parking spaces for the building 
proposed for 1591 Bowser be denied. 

• I do not think that there should be a variance of nine parking spaces. This is a very busy area and 
we do not need more people parking all day on the lane or on Bowser. The traffic consultant 
said that there was no problem with the bus service. He has not been at the bus stop around 
3pm on a Saturday afternoon when the buses are full and go sailing by without stopping. I did 
not believe that his presentation was credible with the actual availability of buses. 

Traffic 

• Back lanes are very busy. Cars going west turn onto Philips and head down the alley to avoid 
bridge back-up traffic. 

• Speeding down the alley- consider speed bumps in alleys 
• Bowser has too much non-local traffic 
• Is the north-south lane behind the proposed development necessary any longer, or should it be 

decommissioned as was the "highway" on the Save On Foods site? At present it seems mainly to 
be used for parking alongside the Mitsubishi dealership. Sale of the lane may generate extra 
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funds for the DNV which can then be used for local benefit. Otherwise, it is literally a waste of 
space. 

• Should vehicles be going either onto, or turning off Marine Drive from this narrow lane, when 
they can more safely use Bewicke? Exiting onto Marine Drive mid-block is dangerous for both 
pedestrians and vehicles due to visibility. The proposed development could be redesigned, and 
an easier and safer parking access from Bowser or the lane to the south should be created . This 
should have the benefit of reducing veh icle accidents for residents, especially if they have 
children. 

• Both architects told me that the number of cars on the road has stayed the same for the last ten 
years. If this is true, then why is Marine Drive so congested and North Shore residents so angry 
about it? 

• Concern about increased traffic volumes in the east-west alley south of the development site 
• The east-west alley south of the development must remain open at all t imes if construction is to 

occur and thereafter. There is no traffic light at the intersection of Bowser and Marine. 
Impossible to turn left and difficult to turn right due to lack of visibility due to parked cars on 
Marine in front of Capilano glass. Drivers are forced to use the alley (east and west) to access a 
light to cross or proceed along Marine Drive. 

• I have a concern about the statement that the lane will take on a pedestrian character. While at 
f irst blush this is an attractive notion, it does raise a safety issue. 

• Consider erecting stop signs in the lane where it intersects with Bowser. 
• The lane is very important for getting to the Tatlow or Garden light to have access to Marine 

Drive. I do not think that there should be any interference with this very used access. 

• There will be problems with access to the lane (from Bowser to Tatlow) with any construction 
and that will be very difficult. 

• I don't think it is good planning to build a lot of smaller projects in place of a larger project. 
More buildings mean more entrances and exits for underground parking andor surface parking 
and resulting traffic circulation problems. 

Conclusion 

The purpose of this public meeting was to present to neighbours the proposed development concept, 
and provide an opportunity for neighbours to ask clarifying questions and comment on the proposal. 12 
people signed in and participated in the meeting. Participants asked the development team and District 
planner a variety of specific questions. Most participants indicated that they lived in adjacent multi
family buildings south and south-east of the subject site. 

The key themes raised at the meeting were parking and access. Residents expressed that they wish to 
see the east-west lane connectivity preserved. They also expressed concern about traffic volumes on 
Marine Drive and the proposed parking supply. The meeting length and format was sufficient to provide 
all participants an opportunity to learn more, ask questions, and make the comments they wished to 
provide that evening. 
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Appendix A: Notification 

Newspaper Advertisement 

Public Information Meeting 

A redevelopment is being proposed for 1591 Bowser Avenue to constmct a three storey 
residential building. You are invited to a meeting to discuss Lhe project. 

Date 
Time 
Location of meeting 

Thursday June 191
b 

6:30PM 
Lower Floor 1591 Bowser Avenue, North Vancouver BC 

The applicant proposes to rezone the site from C9 commercial zoning to a 
comprehensive development zone to permit a 16-unit apartment building on three 
floors. The units range in size from 645 square feet to 1495 square feet. Parking is 
provided in an underground parking structure. 

Information packages arc being distributed to residents within a 1 00 meter radius of the 
site. If you would like to receive a copy or if you would like more information contact 
Doug Allan of the Community Planning Department at 604-990-2357 or Doug Johnson of 
Douglas R. Johnson Architect Ltd. at 604-998-3381 or bring your questions and comments 
to the meeting. 

*This is not a Public Hearing. DNV Council will receive a report from staff on issues 
raised at the meeting and will formally consider the proposal at a later date. 
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Appendix B: Sign-In Sheet 
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Appendix C: Emailed Comments and Comment Sheets 

Email Comment 1: 

From: Mona Morrison 
Sent : Thursday, July 03, 2014 10:01 PM 
To: Doug Allan 

Subject: 1591 Bowser- London Meridian Properties Inc. proposed building 

I was at the information meeting held recently on the site of the redevelopment and heard the 
presentations by the architect and the traffic consultant. I wish to repeat some of the concerns that I 
still have. 

1. I do not think that there should be a variance of nine parking spaces. This is a very busy area and we 
do not need more people parking all day on the lane or on Bowser. The traffic consultant said that there 
was no problem with the bus service. He has not been at the bus stop around 3:00 on a Saturday 
afternoon when the buses are full and go sailing by without stopping. I did not believe that his 
presentation was credible with the actual availability of buses. 

2. The lane is very important for getting to the Tatlow or Garden light to have access to Marine Drive. 
do not think that there should be any interference with this very used access. 

3. There will be problems with access to the lane noted above (from Bowser to Tatlow) with any 
construction and that will be very difficult. 

Thank you for the opportunity to participate and hope that we are actually listened to. 

M. Morrison 

From: Doug Allan 
Sent: Friday, July 04, 2014 7:17AM 
To: 'Mona Morrison' 
Subject: RE: 1591 Bowser - London Meridian Properties Inc. proposed building 

Mona, thanks for your comments. They'll be retained as part of our file record and a copy will be sent to 
the applicant. 

I noticed when I was coming to the Public Info Meeting that the entrance to the underground parking on 
Tatlow Avenue has been apparently, permanently blocked off and I've since heard the McGowan 
entrance has also been blocked and both of these accesses would have led to Marine Drive intersections 
with traffic signals. This now forces all of the vehicles coming into and out of the project to use Bowser 
where there is no signal and forces traffic to use the lane to get to either signal. I'm wondering if you 
have any idea why the Strata Council? Owner? Opted to close those access points. 

Also, I recall you mentioned at the beginning of the meeting that you'd sent in an email to the District 
but hadn't had the courtesy of any acknowledgement. I checked back into my email and I can confirm 
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that your email did not come to me but if you can resend that email to me, I can follow up with 
whomever it was sent to. 

Thanks again for your comments. 

Doug 

Email Comment 2: 

RE: 1591 BOWSER 
DEVELOPMENT PROPOSAL 
London Meridian Properties Inc. 

This 3 storey apartment building would work well as an "infill" type of project. 

If this proposal goes ahead, it will create a problem for future development of this block (Tatlow to 
Bowser). It will mean another small building, north, on Marine Drive. 

I don't think it is good planning to build a lot of smaller projects in place of a larger project. More 
buildings mean more entrances and exits for underground parking andor surface parking and resulting 
traffic circulation problems. 

Irene Davidson 
1270 Tatlow Avenue 

Email Comment 3: 

From: Laurie Charlesworth 
Sent: Thursday, July 03, 2014 8:58 PM 
To: Doug Allan 
Subject: Proposal : 1591 Bowser Ave 

Hi, Doug, 

I attended the information session on June 19, and would first like to say that I am very pleased the 
proposed building has been brought down to three floors. I am, however, equally concerned about the 
requested parking space variance. 

As you will have seen, parking in the east-west lane and on Bowser itself is at a premium, and I think it is 
unrealistic of the developer to think that 19 spaces will be adequate for a 25-bedroom (including the 5 
bachelor units) building. Indeed, if each unit had one car, and the three-bedroom and only 1/2 of the 
two-bedrooms had a second car, the proposed parking would be inadequate. 

Petersson Planning Consulting Page 
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I question the applicability of the Metro Vancouver Apartment Parking Survey to this proposal, and note 
that the 15 communities surveyed did not include either West Vancouver or the District of North 
Vancouver. Further, the study found that "Apartment renters generally have lower parking demands 
than do owners" and "Vehicle holdings and parking demand for apartment renters are much lower than 
for owners"- presumably the inclusion of rental units in the survey skewed the results insofar as their 
applicability to the subject proposal is concerned. 

I also have a concern about the statement that the lane will take on a pedestrian character. While 
at first blush this is an attractive notion, it does raise a safety issue. Vehicles travel quickly through the 
lane and near-misses where it intersects Bowser are common; it is difficult to imagine how, particularly 
with it's bumper-to-bumper parking, the land could be transformed into a more pedestrian-friendly 
thoroughfare. Additionally, because there is no traffic light at Marine and Bowser, residents wishing to 
travel West on Marine typically turn left into the western part of the lane and use it to access one of the 
cross-streets where a light is available at Marine. 

It appears a development of some sort, with its attendant increased traffic, on this site is a foregone 
conclusion; I would ask that consideration be given to the erection of stop signs in the lane where it 
intersects with Bowser. I would also strongly urge, given that the current supply of on-street parking 
does not meet the demand, that the requested variance in the required number of parking spaces for 
the building proposed for 1591 Bowser be denied. 

Thank you for the opportunity to voice my concerns. 

Laurie Charlesworth 

101-1513 Bowser 

Email Comment 4: 

From: Rose Moore 
Sent: Thursday, July 03, 2014 6:56 PM 
To: Doug Allan 
Subject: Proposed development 1591 Bowser Ave 

Mr Allan, 

I write in regards to the proposed re-development by London Meridian Properties at 1591 Bowser Ave. I 
am an owner in the complex immediately south of the proposed redevelopment. My points of concern: 

1. I am not in favor of the 9 space parking variance the applicant is asking the district to consider. I quote 
from the information package provided "Main floor units which could be used for live/work purposes." 
Not only is the developer asking for a variance on the number of parking spaces, but they are stating 
businesses are to be run within the units with decreased parking for clients of these businesses let alone 
the residents of the building. Regardless of the Metro Van parking study people still drive cars. 
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2. Increased traffic on the east west alley south of Marine. This is already a busy alley, vehicles driving 
too fast( are traffic calming speed bumbs necessary?) mixed with pedestrians. There have been many 
near misses at Bowser and the alley. 

3. Further to above(2) this east west alley must be open AT All TIMES if construction is to occur and 
thereafter. There is no traffic light at the intersection of Bowser and Marine. Impossible to turn left and 
difficult to turn right due to lack of visibility due to parked cars on Marine in front of Capitano glass. 
Drivers are forced to use the alley( east and west) to access a light to cross or proceed along Marine 
Drive. 

Regards, 

R. Moore 

1580 Bowser Ave. 

Email Comment 5: 

During the presentation, I did not see or hear anything that will cause major problems for Norgate or 
lllahee. This is the first time I remember a recently proposed Marine Dr. development actually being 
lower than the district guidelines and not applying for a height variance. We hope this is the start of a 
trend to observe the established OCP maximum height restriction. Although the drawings of the 
building have the district-approved flat roof and square appearance for the Marine Drive corridor, it 
seems to be less looming or overwhelming than the recent buildings. A greater variety of architecture 
and heights, such as the Village at Park Royal, is preferable to the sameness of all flat roofs. The 
material and colour choice seems to be good and is similar enough to those chosen for lllahee to fit into 
the neighbourhood. 

However, there are several issues to be considered: 

• redevelopment of the entire block may be preferable for this area, as the applicant's building is 
arguably in better condition than the others. We are aware that the DNV would prefer to 
redevelop the block as a whole, but is unable to do so at present 

• is the north/ south lane behind the proposed development necessary any longer, or should it be 
decommissioned as was the "highway" on the Save On Foods site? At present it seems 
mainly to be used for parking alongside the Mitsubishi dealership. Sale of the land may 
generate extra funds for the DNV which can then be used for local benefit. Otherwise, it is 
literally, a waste of space. 

• should vehicles be going either onto, or turning off Marine Dr. from this narrow lane, when they 
can more safely use Bewicke? Exiting onto Marine Dr mid-block is dangerous for both 
pedestrians and vehicles due to visibility. The proposed development could be redesigned, 
and an easier and safer parking access from Bowser or the lane to the south, should be 
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created. This should have the benefit of reducing vehicle accidents for residents, especially if 
they have children. 

• both architects told me that the number of cars on the road has stayed the same for the last ten 
years. If this is true, then why is Marine Or. so congested and North Shore residents so angry 
about it? The amount of parking spaces and enough room for service vehicles, moving 
trucks, etc, seems to be an issue. A related issue is yet another application for a variance to 
the OCP, in this case, nine parking spaces. 

lan Macmillan 

1751 West 15th 

Email Comment 6: 

From: David Knee 
Sent: Friday, June 06, 2014 9:20AM 
To: Doug Allan 
Subject: lllahee 

Hi Doug 

Could you please tell me what the FSR of lllahee is? 

Do you have an electronic version of the public meeting notice for 1591 Bowser? If you do could you 
please send it to me. 

Thanks 

David 

On Mon, Jun 9, 2014 at 2:26PM, Doug Allan wrote: 

David, lllahee was developed under the RM6 zoning which allows for 1 unit for each 1800sq.ft. of lot 
area with an FSR of 0.55. 

I've attached a copy of the brochure and fact/comment sheet for your reference. 

doug 
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1591 Bowser development proposal 

HI Doug 

Having attended the presentation for this project it raises one very pertinent question. 

What was the Districts Planning departments intent when they came up with the 1 FSR and 1.75 FSR 
depending on the size of the lot? 

I would guess the intent was to give incentive to have the smaller lots consolidates into a larger lot to 
permit the higher FSR. 

The project as proposed would have a severe impact on any future developments of the properties to 
the North on Marine drive as that property will have a commercial component. 

As the current 1591 Bowser property is all commercial office space it would appear not very practical to 
reduce the commercial office space available in the District at this time and converting this building to 
all residential with the explosion of all the other new residential properties in this area. 

We know of other current buildings currently with 100% office space in the Marine drive corridor that 
are already approved to be re-developed into100% residential use. 

We request that any new development meet the current C9 pre zoning put in place for this and the 
other properties on this complete block from Tatlow to Bowser so that a proper development that is fair 
to all the current owners and an enhancement to Marine drive can be built 

Or the C9 zoning is revisited with adjacent Community Association to consider revisions to the zoning. 

Thanks 

David 
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PROPOSAL: 

COMMENT SHEET 
The District of North Vancouver 

London Meridian Properties Inc. 
1591 Bowser Avenue 
Detailed Application rezoning and development permit for a 3 storey 
apartment building 

Your Name S\.t.)()..-~!?)1\, Street Address /0-fr- Bv{l~e __ [ ,., {. ~~-rt _, 
Please return, b~afl, faK, or email by July 3, 2014 to: I i'_ +i-~ ~0 (' k 0 llP.(f I . . 

Doug Allan ~rJ <..-'W-<'-tr\ !rrt../11<1 (c~ hlO-- f\) {~n (,f;,e[ 
Tel: 604 990-2357 too \fJ~u._c_b 

District of North Vancouver- Community Planning Department 1 .•. (I 
355 West Queens Road, North Vancouver, BC V7N 4N5 ~f\0 1'\ \..OL~ 

FAX: 604-984-9683 or Email: dallan@dnv.org ~Q\{!Jt ~ 
~ 

The personal Information collected on this ronn Is done so pursuant to the Commvnlty Charter and/or the Local Government Act and In accordance 
with the Freedom of tnformo/ion end Prolacllon of Privacy Act. The personal lnfonnation collected herein will be used only for tho purpose of this 
public consultation process unless Its release Is authorized by lls owner or Is compelled by a Court or an agent duly authorized under another Act. 
Further Information may be obtained by speaking with The District of North Vancouver's Manager of Admlnlslrative Services at 604·990·2207. 

\ 

Document: 2341878 



DOUGlAS B. 
JOHNSON 
ARCHITECT lTD. 
374-901 wesl3"11wllorth vancouver. ac V1P 3P9 
16041991·3381 fAll (6041 981·5561 

Oct I, 20 14 

District of North Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

At1n: Doug Allan- Community Planner 

Rc. 1591-Bowser St. North Vancouver - Staff Comment Letter Response 

Dear Mr. Allan, 

RECEIVED 
OCT ... 6 2014 

Planning Department 
District of North Vancouver 

The fo llowing is a summary of our response to the staff comments in you September 12 2014 
Summary: 

I. Planning 
a) Urban Design 

I. Guardrails. The 3rd floor guardrail is exactly the same design as the rest of the 
building. In elevations they may look different because the parapet is blocking 
a portion of the guard. 

2. The glazing on the west stair has been significantily increased. 
3. The roof system of the west stair is now extends directly out from the main 

roof. 
4. Hedging is now used to define the grade level patios. 
5. The siding on the 3rd level is now a vibrant blue. Please see the color 

elevations and supplied material board. 
6. Solar screening has been added to the west windows that are not protected 

with overhangs. 
7. The main entry has been redesigned. It is now framed with a steel/glass 

canopy that ties into brick columns. The main entry door is now centered in 
the frame. 

8. A color material board is enclosed with this Jetter. 
9. Enclosed are letters addressing "Form & Character"; "Lower Capilano/Marine 

Drive Village Centre Guidelines and the "Guidelines for Multi-Family 
Housing." 

I 0. Shawn Martin Consulting is supplying energy /green consulting on the project. 
Modelling of the building has been done (report enclosed) and the Built Green 
HD checklist has been completed with proposed measures to achieve a score 
of 153 points which is well above the Built Green Gold standard. 



b) Policy Planning 
I. 25% - 4 units have been identified to meet Level 2 Adaptable Design 

Guidelines. 

Transportation 
I. The Bunt parking report has been revised and is enclosed. 
2. 20% of the parking stalls have been identified to be wired for Level I plugs. For 

electric cars. 
3. A sight line analysis is enclosed by Bunt & Associates. 
4. Auto Turn ana lysis is provided by Bunt & Associates. 

Engineering 
I. Creus Engineering is addressing the Engineering mark-ups and comments. 

Parks 
I. The garbage structure has been moved to the underground parkadc. This allows 

additional planting. 
2. We are proposing to have a small sidewalk from the curb to the edge ofthe SRW to 

provide separation of pedestrians from the lane. The area over the SRW is kept green 
to provide a landscape buffer to the building. 

Environment Services 
I. Survey is provided. Note there are no significant trees on this site. 
2. M2 Landscape Architects has provided a written response ot the Sustainable 

Landscape Design Guideline. 
Building Department 

I . Signed and sealed site survey provided. 
2. Existing and finished grades have been provided at the corners of the building. 
3. Building section with floor to floor heights is provided. 
4. Site plan with setbacks noted is provided. 
5. The building and site coverages have been provided. 
6. The parking layout has been revised. All of the Part I 0 dimensions for parking lots 

are met except the east west driving aisle. It is 22'-4" not 23'-0" The lot dimensions 
do not accommodate the 23'-0" The Bunt report notes that the 22'-4" dimension does 
provide for adequate manovering space. 

Fire 
I. Comments noted and will be incorporated into the building permit drawings. 
2. Updated site plan in dwg has been sent to wilsonb 
3. Project name will be identified on the Building Permit drawings. 

Public Art 
I. We are exploring on the appropriate Art Opportunity. The project will be providing 

either: a) On site public art on the Bowser street elevation. Or b) contributing to 
public art funds for a project on Norgate Field. A meeting will be set up with Lori 
Phillips the Public Art Officer. 

Green Energy Strategy 
I. The Built Gree HD Checklist has been revised and the project is achieving 153 points. 

Community Amenity Contribution 
I. The CAC estimated charge of $107,402.69 is acknowledged. 

Development Cost Charges 
1. DCCS of an estimated $126,517 Sewage and Drainage DCC of $8680 is 

acknowledged. 



Public Input 

Advisory Design Panel 
I. Letter addressing issues raised by the ADP is enclosed. 

Neighbourhood Input 
2. Transportation Demand Management Plan is address by Bunt and Associates in their 

revised report. 



DOUGlAS B. 
JOHNSON 
ARCHITECT lTD. 
314- 901 West 3" Ave Ho1111 vancouver. ac V7P 3P9 
!6041998·3381 FAX.!6041 988·5561 

September 29,20 14 

District ofNorth Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

Attn: Doug Allan- Community Planner 

Rc. 1591-Bowser St. North Vancouver- Form & Character 

Dear Mr. Allan, 

RECEIVED 
OCT -6 2014 

Planning Department 
District of North Vancouver 

The following is a summary of our response to the Form & Character (your attachment I) 
guidelines & Guidelines for Multi-Fami ly Housing (your attachment 3): 

I. Accessibility 
• The main entry is barrier free 
• the main entry door and and the door to the outdoor amenity area will have a 

automatic operators 
• The H/C parking stall in the underground parking has barrier free access to the 

elevator and the elevator provides access to all tloors of the building. 
• The garbage room is provided with an accessible door. 
• The public areas of the building and three suites (25% of the units) will be 

designed to Adaptable Design Guideline Enhanced Level Two. 
2. Connectivity 

• All the ground tloor units have direct access to the street or south lane. 
• The scale of the entry doors, landscaping and patio areas is pedestrian friendly. 

3. Design Excellence 
• The building is three stories with the 3rd storey stepping substantially back 

from the tloor below. The 3 storey massing anticipates future 4 storey 
buildings facing Marine and this site will provide a transition to the existing 
townhouses to the south. 

• The building use classic timeless building materials, brick, architectural metal 
and clapboard in a modern contemporary building. 

• The large deck areas on level three accommodate planting pots that will bring 
green landscaping to the upper level of the bui lding. 

• Most of the windows are protected with roof canopies or solar screens. The 
building has been energy modeled and Built Green Gold standards are 
proposed. 



• The site is compact but the public amenity areas and the building street faces 
have been beautifully landscape by M2 Landscape Architects. 

• The color palette and materials reflect natural materials. 
• A number of the Built Green checklist items involve recycled and locally 

sourced materials. 
• The entrance to the underground parkade in off the lane at the lowest point of 

the site. 
4. Good Neighbour 

• The bui I ding is only 3 stories in height, similar to the existing townhomes to 
the south. 

• The ground floor units present doors, windows and patio areas in a similar 
scale and presentation to the existing units to the south. The design will 
complete the "mews like quality" of the south Jane. 

• The building massing anticipates higher four storey buildings along Marine 
drive and will act as a transition to the existing buildings to the south. 

5. Placemaking 
• The scale, massing and classic materials used provide for a design that 

intergrates in the existing neighbourhood fabric with a building that will age 
gracefully. 

• An intimate public courtyard in the European tradition is provided to the west 
of the building. 

• The landscaping has been carefully chosen to match the character and scale of 
the building. 

6. Safety and Security 
• Eyes on the street are provided on all exposures. 
• The main entry detailing identifies the access. The parkade entrance is at the 

logical entry point on the north west comer of the site. 
• The building outdoor amenity area is secure and enclosed. Private patio areas 

are raised from the public areas and defined by hedging. 
7. Site Planning Elements 

• The landscape design is being coordinated with the Energy Consultant's 
recommendations, the mechanical design and the architectural design. 

• 4.5 sm min of accessible outdoor space is provided from every unit. For most 
units it is well above this number. 

• Barrier free outdoor amenity space is provided with a building courtyard 
access directly from the main floor. 

• Barrier free access is provided directly to the main entrance 
8. Building Form and Architectural Elements 

• The building design is different in detai ling and material choice from the 
adjacent bui ldings. 

• The scale of the building is in keeping with the adjacent neighbor and will act 
as a transition to future development. 

• The building setbacks are simi lar to adjacent buildings. 
• A modest ramp provides access to the main entry. 
• The west, east and south elevations have well articulated interesting facades 

that avoid blank walls. The north wall is on the property line and cannot have 
openings. Spit face block in varying widths and colors provide textural and 
color interest. 



• Endwalls of the firewall return the patterning of the concrete masonry. 
• The exterior materials are substantial and long lasting including brick, 

architectural metal and cement fibre siding. 
• The color pallete is earth tone based with a strong blue on the 3rd floor used 

for visual interest. 
• The main lobby is framed in a transparent glass storefront. 
• Balconies and recessed into the fac;ade or are integrated into the roof structure. 

Guards are aluminum and glass. 
• Glass canopy provides weather protection to the main entry 
• Main floor units typically sit higher than the adjacent public street. Layered 

landscaping is utilized. 

Yours truly, 

Douglas Johnson MAIBC 



DOUGlAS H. 
JOHNSON 
ARCHITECT LTD. 
3J4 - 901 west3'" Ave Nolth vancouver. Be VlP 3P9 
16041998-3311 FAX.I&041 988·5561 

September 29, 2014 

District of North Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

Attn: Doug Allan- Community Planner 

RECEIVED 
OCT -6 2014 

Planning Department 
District of North Vancouver 

Re. 1591-Bowser St. North Vancouver - Lower Capilano/Marine Drive Village Centre 

Dear Mr. Allan, 

The following is a summary of our response to the Lower Capilano/Marine Drive Village 
Centre Design Guidelines (attachment 2): 

The Bowser street site is located off of Marine Drive and most of the guidelines are focused 
on Marine Drive projects. 

I. Streetscape Guidelines 
• The private landscaping is designed to integrate with the street trees and 

public realm landscaping. 
• Signage on the building will be integrated into the bui lding's architectural 

elements. The building address will be individual meta l letters installed on the 
entry column. Signage for any live work units will be small descreet metal 
plaques installed into entry columns at each unit or on the building beside the 
exterior entry door. 

2. Building Siting 
• The building is pulled close to the street on Bowser and the lane to the south 

creating a two storey street wall that extends along Bowser and down the lane. 
• The streetwall is articulated with recesses, windows, entry canopies an 

architectural weather protection. 
3. Proportion and Scale 

• Windows and entries provide a rhythum to the fa<;ade creating interest and 
avoiding a monolithic appearance. 

• The building presents a two storey streetwall to the townhouses to the south 
and steps up to a third storey. The building will make a scale transition from 
the anticipated 4 storey buildings on Marine Drive. 

4. Architectural Character 



• The building detailing is simple, clean an uses strong materials with a sense of 
permanence. 

• The roofs are flat with substantial overhangs providing sun and weather 
protection. 

• Primary building materials are Masonry both brick and concrete. Weather 
protection details use glass, steel and architectural metal. 

• The building has been energy modeled and will achieve Built Green Gold 
standards. 

5. Parking Areas 
• All the parking is located in an underground parking structure. 



DOUGlAS I. 
JOHNSON 
ARCHITECT lTD. 
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Sep 29,2014 

District of North Vancouver 
355 Wst Queens Rd. 
North Vancouver, BC V7N 4N5 

Attn: Doug Allan- Community Planner 

RECEIVED 
OCT - 6 2014 

Planning Department 
District of North Vancouver 

Re. 1591-Bowser St. North Vancouver- Proposed Residential Project Design Panel 
Comments 

Dear Mr. Allan, 

The fo llowing is a summary of the design changes to address the comments of the June 12 
2014 ADP. 

Comment - Consideration of simplification of the building envelope. 

Response- the south elevation has been simplified with the 2"d floor lining up with the main 
floor to simplify the detai ling. The rear courtyard detail ing has been simplified and 
improved. 

Comment- Review of common amenity area with regard to relationships to private outdoor 
spaces and accessibility of the amenity area overall. 

Response- The private spaces are raised and buffered from the public space by low hedging. 
The garbage area has been relocated underground expanding the outdoor area. The entire 
area is accessible from the bui lding with no stairs. 

The north exit stair from the parkade comes up the amenity area the exit is provided through 
the west gate to the sidewalk along the south lane. 

Comment- Review ofNorth Wall including transition of materials, durability and detai li ng. 

Response -The Hardi panel detail ing has been removed. The wall is now split face concrete 
block in two alternating colors. This allows for simplier detailing with a more robust long 
lasting material. 

Comment - More and Varied plantings for the lane and pathway. 



Response- M2 has revised the area. We are limited with the scale and variety of material by 
the SR W that extends along the south property line. 

Comment- possible code issu with balconies on not1h property line. 

Response- The split face block extends out past the balconies to correct the issue. 

Comment- CPTED issue for deeply recessed entries? 

Response- Stairs cannot be built on the SRW to the south. The grade change from the lane 
to the building requires stairs and a landing is required at the top of the stairs. The recesses 
are mostly part of individual units and have glass French doors so that they will be visually 
monitored from the units. Lighting in the recessed can also help. 

Comment - Improve Main Entry design. 

Response- the detailing of the main entry has been improved to provide more of a visual 
presense. 

Comment- Shading on West Windows. 

Response- solar shades have been added to the unprotected windows on the west elevation. 
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ENERGY DESIGN NARRATIVE 

This report has been prepared for Development Permit submission. 

1591 Bowser Street, North Vancouver, BC 

OP Energy Modeling Report 

Page 3 of 11 

1591 Bowser Street is a three storey multi-family residential project that includes a one level below 
grade parkade. As an energy target the project target is to meet a minimum Builtgreen Gold standard, 
which requires energy consumption to be 30% below Ashrae 90.1-2007. The project will meet all 
requirements of the BC Building Code, Section 10, which requires that the design meet Ash rae 90.1-
2010. 

Because this report is being prepared at a preliminary stage in the design, certain assumptions have 
been made for modelling purposes. lighting and building envelope meet but do not exceed Ashrae 
90.1-2010 baseline levels. All mandatory requirements of Ashrae 90.1-2010 are met in the design. 

The mechanical system has not yet been designed. The energy model is assumes heating and domestic 
hot water for the building will employ centralized condensing boilers. Space heating is to be primarily 
provided by in-suite air handlers. Only passive cooling utilizing natural ventilation is to be provided. 
The air-side system for corridors is assumed to be a packaged rooftop heat pump. The parka de is 
assumed to be open to outdoor air (i.e. the gate is not solid panel). 

The modeling results demonstrate that this proposed design will meet the Building Code requirement, 
Ashrae 90.1-2010, and exceed Ashrae 90.1-2007 by 30.0% 

ENERGY MEASURES 

1. Low flow lavatory faucets, and showerheads, and kitchen faucets. These fixtures will contain flow 

restrictors to reduce water consumption by 43.72%. 

2. Domestic hot water is provided by centralized condensing tankless water heaters rated at 94% 

thermal efficiency. 

3. Insulat ion levels- match the Ash rae 90.1- 2010 prescriptive requirements, except for exterior 

above grade walls and roof, which are R20 and R30 respect ively. 

4. lighting- match the Ash rae 90.1-2010 prescriptive requirements. lighting controls match also 

match these requirements. 

5. Natural ventilation - Operable windows are planned for each of the residential suites to provide 

passive cooling. 

6. Exterior lighting- reduced power. 

7. Fenestration U-values- match Ashrae 90.1- 2010 prescriptive requirements. 

8. ln·suite space heating and cooling is provided variable refrigerant flow (VRF) in-suite air handling 

units. Corridors, stairs, etc, are similarly heated and cooled by a packaged rooftop unit, with 

supplemental electric baseboards. 

9. Ventilation heat recovery for outside air supply. Bathroom ducts return to roof. 

Shaun Martin Consulting 



BUILTGREEN CANADA RESULTS 

Baseline 
Electric Consumption MJ 
Space Cool 37,606 
Heat Reject. 
Refrigeration 
Space Heat 210,700 
HP Supplemental 35,995 
Hot Water 
Ventilation Fans 110,199 
Pumps & Aux. 7,435 
Ext. Lighting 22,083 
Misc. Equip. 217,145 
Appliances (saving) 
Lighting 246,997 
Total 888,161 

Gas Consumption MJ 
Hot Water 239,075 
Misc. Equip. 35,799 
Total 274,874 

Combined total 1,163,034 

I Savings 

Baseline 

Metrics 11,367 
Natural Gas 0.024 

Electricity 21.7 

Combined Total 28.4 

Natural Gas 0.22 

Electricity 1.85 

$2.07 

s 
891 

2,612 
176 
523 

5,147 

5,855 
21,052 

2,126 

2,444 

$23,496 

m 2 

GJ/m2 

kWh/m2 

kWh/m2 

$/mz 

$1m2 

$/m2 
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Proposed 
MJ $ 

8,266 184 

227,723 5,075 
6,935 155 

69,296 1,544 

16,562 369 
217,145 4,839 
(9,907) (221) 

112,442 2,506 
648,462 14,452 

MJ 
129,720 1,154 

35,799 
165,519 1,472 

813,981 $15,924 

Energy Cost I 
30.0% 32.2%' 

Proposed 

11,367 m2 
0.015 GJ/m2 

15.8 kWh/m2 

19.9 kWh/m2 

0.13 $/m2 

1.27 $/m2 

$1.40 $/m2 

The project will comply with the mandatory provisions of the Ashrae 90.1-2010 standard. 

Shaun Martin Consulting 
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ENERGY MODEL PARAMETERS 

The following describes the differences between the baseline and proposed design models. 

ITEM DESCRIPTION NOTES AND VALUES 

NO. 

... .. 

1. 

2. 

3. 

4. 

5. 

Energy 
modeling 
software 
used 

Energy 
standard 

Energy rates 
used. 

Area of 
building 
(m2). 

Operating 
Schedules 

eQuest version 3.65, DOE 2.2 

ASHRAE 90.1-2007 for energy performance analysis purposes, to prove compliance with 
BuiltGreen Gold requirements. 

Electricity- BC Hydro rate 1121 Multi-unit Residential 
Demand Charge: none 
Energy Charge: 
Block 1: 16 units x 675 kWh/month = 10800 kWh at $0.069 
Block 2: all additional at $0.1034 

Natural Gas- Fortis Rate 2 
Cost per Therm: $ 0.938265 ($8.893 I GJ) 

Fixed charges are excluded. 

Simulation model floor area • 
Conditioned 

ft2 area ft2 

Parkade 9667 639 

Level 1 6443 6443 

Level2 6492 6492 

Level3 5058 5058 

TOTAL 27661 18632 

Drawings indicate an area of 27623 ft2. 
Measured approximately to mid-point of walls. 

The model uses default residential and non-residential schedules for lighting, plug load 
equipment, refrigeration, cooking and domestic hot water usage from the simulation 
software. 

Occupancy is based on the following schedule (source: Building America): 

Sh:IUn Martin Consulting 



ITEM 
NO. 

6. 

7. 

8. 

9. 

DESCRIPTION .· 

Outdoor 
design 
criteria 

Indoor 
design 
criteria 

Areas and 
Window to 
wall ratio 

Internal 
loads 

NOTES AND VALUES 

1591 Bowser Street, North Vancouver, BC 

OP Energy Modeling Report 

Page 6 of 11 

. ' 

Occupancy Profile 
daily average · whole house 

Cll 1.0 
ii 
§. 0.8 

~ 0.6 ... ' \ \ 
~ 

,_-/ 
I 

I 
~ 

Residential fan systems are assumed to be on from SPM to 9AM, otherwise cycling to 
maintain temperature. 

Simulation weather File: Vancouver, CWEC 

Cooling Set Point Temperature 
23°C from 5 PM- 9 AM, 26°C setback 

Heating Set Point Temperature 
22°C from SAM - lOAM and 5 PM - 11 PM, 19°C setback 

No humidity control. 

Domestic hot water Go• C 

As modeled: 

FT2 

GLAZING 9,158 

All WALLS 76,044 

WINDOW-TO-WAll RATIO 12.0% 

ROOF 21,555 

UNDERGROUND 22,536 

BUILDING 120,136 

Occupancy counts are from ASH RAE 62.1-2010 tables, and equal 42 people for the 

building. 

Shaun Martin Consulting 
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ITEM DESCRIPTION NOTES AND VALUES 

NO. 

10. Lighting 

: .. 
Appliance and plug loads were taken from Building America data 2010 tables and 

formulas. Ashrae 2013 Fundamenta ls Handbook references the 2004 version. 

Appliance and Miscellaneous loads 

Bldg 

380 2BD 1BD Bach Elev. Total 

Range Hood 9 9 9 9 

Refrigerator 434 434 434 434 

Clothes Washer 78 65 52 39 

Electric Dryer• 807 673 538 404 

Dishwasher 175 146 117 88 

Gas Range 80 67 53 53 

Miscellaneous 2925 2593 2213 1877 

Total I Unit 4508 3986 3415 2903 

It Units 2 6 4 4 

Total kWh 9016 23917 13662 11612 1900 60107 

Gas Range 28.7 23.9 19.1 14.3 

II Units 2 6 4 4 

Total therms 57.4 143.4 76.4 57.2 334.4 

Source: Building America 2010 data, from the B10 new construct ion spreadsheet. 
"Electric dryer has been de-rated 25%, BA2010 suggests this is appropriate for new construction. 

Savings 

kWh Per unit Building Total 

Refrigerator 106 1696 

Clothes Washer 24 384 

Dryer 0 

Dishwasher 42 672 

Total I Unit 182 

II Units 16 

Total kWh 2752 2752 

Lighting load values match match the Ashrae 90.1- 2010 prescriptive requi rements. 

Lighting controls match also match these requirements. Dwelling units are an exception 

under section 9 of the standard (the baseline and proposed are modeled at the same 

levels). Stairwell lighting must be controlled so that lighting power can be reduced by at 

least SO% within 30 minutes of the stairwell space becoming unoccupied. Parking garages 

Shaun Martin Consulting 



ITEM . DESCR.IPTION 

NO. 

1591 Bowser Street, North Vancouver, BC 

OP Energy Modeling Report 

Page 8 of 11 

NOTES AND VALUES 
... , 

' ' 

. ': . 

- . . . 
must comply with the standard's automatic shutoff requirements but also be controlled so 

that lighting power can be reduced by at least 30% when there is no activity detected for 

no longer than 30 minutes. 

Area Lighting 
Space Floor Activity ft2 W/ft2 
Pl Vestibule p Corridor 226 0.66 

Pl Stairll2 p Corridor 181 0.66 

P1 Mech Elec p Storage (Conditioned) 233 0.95 

Pl Parking3 p Storage (Unconditioned) 2545 0.19 

P1 Parking1 p Storage (Unconditioned) 3421 0.19 

Pl Parking2 p Storage (Unconditioned) 3063 0.19 

L1106 1 Residential (Multifamily) 1263 0.38 

L1105 1 Residential (Multifamily) 1258 0.38 

LllOl 1 Residential (Multifamily) 796 0.38 

Ll102 1 Residential (Multifamily) 642 0.38 

Ll103 Residential (Multifamily) 696 0.38 

L1104 1 Residential (Multifamily) 774 0.38 

L1 Stair2 1 Corridor 225 0.66 

L1 Stair3 Corridor 127 0.66 

L1 Corridor 1 Corridor 665 0.66 

L2 206 2 Residential (Multifamily) 1482 0.38 

L2 205 2 Residential (Multifamily) 1258 0.38 

l2 201 2 Residential (Multifamily) 798 0.38 

l2 202 2 Residential (Multifamily) 642 0.38 

l2 203 2 Residential {Multifamily) 694 0.38 

l2 204 2 Residential (Multifamily) 1038 0.38 

L2 5tair2 2 Corridor 150 0.66 

L2 5tair3 2 Corridor 129 0.66 

l2 Corridor 2 Corridor 302 0.66 

l3 304 3 Residential (Multifamily) 1090 0.38 

l3 303 3 Residential {Multifamily) 1254 0.38 

l3 5tair2 3 Corridor 149 0.66 

l3 Stair3 3 Corridor 128 0.66 

l3 Corridor 3 Corridor 326 0.66 

l3 301 3 Residential {Multifamily) 1067 0.38 

l3 302 3 Residential (Multifamily) 1045 0.38 

Exterior lighting 

Lighting power was estimated at 1.8 kW for the baseline building and 1.44 kW for the 

proposed building (20% reduction). 

Shaun Martin Consulting 



ITEM 

NO • 
. . 

DESCRIPTION NOTES·AND VALUES 

Parking Areas 

1591 Bowser Street, North Vancouver, BC 
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. ; ~ .. :; : ',.: . ; ~ 

Lighting schedule assumes occupancy sensors as required by Ashrae 90.1·2010. 

11. Window Double clear glazing, 3mmll2.7mml3mm. 
performance U 0.30 (center of glass) 

SC0.86SHGC0.74 Tvis0.74 

Vinyl frames 
Air gas filled. 

Low-e on surface 3, emissivity 0.2 

12. Opaque wall The roof was set to R30 vs an R20 baseline, and the exterior walls were set to R20 vs an R 

13. 

14. 

and roof 15.6 baseline. All other U-values were set to match the Ashrae 90.1·2010 prescriptive 
insulation 
values. 

Heating 

Cooling 

requirement, which can be summarized as follows: 

Residential Non-residential 

CONSTRUCTION U·Value U-Value Comment 

Below Grade Wall NA 0.88 No requirement, for semi-heated 
spaces. 

Below Grade Slab NA 0.5 No requirement, for semi·heated 
spaces. 

Exterior Wall 0.05 0.05 Baseline U0.64 

Roof 0.033 0.033 Baseline U0.048 

Exposed Slab 0.064 0.074 Exterior exposed to outside air (via 
parka de). 

Slab Edge 0.064 0.064 

Interior Wall 0.402 0.402 

Interior Floor 0.402 0.402 

Opaque Door NA 0.119 Swinging 

Heating for residential spaces is provided by a variable refrigerant flow (VRF) system. 

Heating for non-residential spaces (corridors, stairs, lobby, etc) is provided by a packaged 
rooftop heat pump with supplemental heating by electric baseboard. 

HSPF set to 7.7 (COP= 2.25464}, same as baseline, table 6.8.1B. VRF performance curves 
used in resident ial units. 

Avg COP= (HSPF • lOSS J/BTU) I {3600 J/watt-hour) = 0.2928 HSPF. 

Cooling for residential spaces is provided by a variable refrigerant flow (VRF) system. 

Cooling for non-residential spaces (corridors, stairs, lobby, etc) is provided by the 

packaged rooftop heat pump. 

SEER set to 13 (COP = 3.81), same as baseline, table 6.8.1B. VRF performance curves used 

in residential units. 

COP= EER I 3.41214 

Shaun Martin Consulting 
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ITEM DESCRIPTION NOTES A,ND VALUES 

NO. ·· ... 

15. Air Systems 

·: 

In-suite supply air circulation Is provided by the indoor terminal unit of the VRF system. 
Ventilation (outside) air at Ashrae 62.1 required amounts of conditioned will be supplied 
from the packaged rooftop heat pump. The corridor air handling unit will operate 
24/7/365. The rooftop air handler will minimally supply the Ash rae 62.1 required amount 
of conditioned outside air, but will cont ain an economizer to permit 100% flow for free 
cooling. 

The parkade is assumed to be open to outdoor air (i.e. the gate is not solid panel). An 
exhaust fan w ill be installed for CO removal. 

Humidity control is not included in the model. 

Ashrae 90.1-2007 Baseline system 

Residential is the predominant condition therefore each thermal block in the building is 
simulated with System 2, Packaged Terminal Heat Pump, with a constant volume fan, 
electric auxiliary heat (limited to 40F and below). Heat recovery is not required in the 
baseline, supply air is less than 5000 cfm. 

16. Domestic Hot Flow rates for the baseline and design are based on the LEED NC 2009 template values. A 
Water flow rate reduction of 39.4% has been calculated, equivalent to 3 points for LEED credit 

WEc3. 

Baseline 

Total uses by all occupants 294 

Total Daily Volume [l) 5,284 

Annual Work Days 365 

Annual Volume [L) 1,928,514 

Shaun Martin Consulting 



1591 Bowser Street, North Vancouver, BC 

OP Energy Modeling Report 

ITEM DESCRIPTION NOTES AND VALUES v •.. ··, .• ••• ... . , :· 
NO • . 

Final Comment 

... 

Total uses by all occupants 294 

Total Daily Volume [L] 2974 

Annual Work Days 365 

Total Annual Volume [L] 1,085.346 

Savings due to flow reduction is estimated to be 43.72%. 

Domestic water heating is via condensing tankless water heaters rated at or above 94% 
efficiency. 

Some of the energy measures are not optimized in the model because of the stage we are at in the 

design. Where this was necessary, conservative assumptions have been used. 

Shaun Martin Consulting 



Introduction 

SCHEDULE I 
Site Profile 

(An:ACHMENT j 0 ] 

Version 4.0 

Under section 40 of the Environmentai .Hmwgemenl Acl, a person who knows or reasonably should know that a site has been used or 
is used for industrial or commercial purposes or activities must in certain circumstances provide a site profile. 

Schedule 2 of the Contaminated Sites Regulation sets out the types of industrial or commercial purposes or activities to which site 
profile requirements apply. 

((section 40 ofihe Elll'ironmental Mnnagemelll Act applies to you and you know or reasonably should know that the siw has been 
used or is usee/for one of the purposes or aclil'itiesfowul in Schedule 2 q(thc Contaminated Sites Regulation. you may be required to 
completl! the attached site PN!file. 

Notcslln.~tmctions: 

Persons preparing a si te profile must complete Section I, II and Ill, answer all questions in sections IV through IX, and sign section 
XI. If the site profile is not satisfactorily completed, it wil l not be processed under the Enl'ironmcntallvfanagement Act and the 
Contaminated Sites Regulat ion. Failure to complete the site profile satisfactorily may result in delays in approval of relevant 
applications and in the postponement of decisions respecting the property. 

The person completing this site profile is responsible for the accuracy of the answers. Questions must be answered to the best of 
your knowledge. 

Section 27 (I) of the fi·eedom of Information and Protection of Pri,·acy Act requires that provision of personal information 
concerning an individual must be authorized by that individual. Persons completing the site profile on behalf of the site owner 
must be authorized by the site owner. 

One ( I) si te profile mny be completed for a site comprised of more than one titled or untitled parcel, but individual parcels must be 
identilied. 

The latitude and longitude (accurate to 0.5 of a second using North American Datum established in I 983) of the centre of the site 
must be provided. Also, please attach an accurate map, containing latitude, longitude and datum references, which shows the 
boundaries of the si te in question. Please use the largest scale map available. 

If the property is legally surveyed, titled and registered, then nil PID numbers (farceJIDentifiers- Land Title Registry system) 
must be provided for <:ach parcel ns well as the appropriate legal descript ion. 

I fthe property is untitled Crown land (no PID number), then the appropriate PIN numbers (£arcelldentification _riumbers- Crown 
Land registry system) for each parcel with the appropriote land description should be supplied. 

If available, the Crown Land File Number for the site should also be supplied. 

Anything submitted in relation to this site prolile will become part of the public record and may be made available to the public 
through the Site Registry as established under the Enl'ironmental Management Act. 

Under section 43 of the Enl'ironmental Management Act. corporate and personal information contained in the site profile may be 
made available to the public through the Site Registry. If you have questions concerning the collection of this infonnation, contact 
the Site Registrar, nt sitc@gov.bc.ca. For questions on site profiles, please send a message to siteprofiles@gov.bc.ca. 

- I -

RECEIVED 
MAY 2 0 Z014 

Planning Department 
District oi North Vancouver 



PID numbers and associated legal descriptions. Allacll mr additional sheet if necessary. 

PID Le2al Description 

~·-r H IS""oc..t:. A ~~·-r. ~ ~.2!~ rt.t.rJ ::r...ct .. l 

Total number of titled parcels represented by this site profile is: ___ 

For Untilled Crown Land 

PIN numbers and associated Land Description. Attach till additional sheet if necessary. 

PIN Land Descri[!tion 

Total number of untitled crown land parcels represented by this site profile is: 

(and, if available) 

Crown land file numbers. ; lfladr an tultlltlotral sheet if necessary. 

Ill COMMERCIAL AND INDUSTRIAL PURPOSES OR ACTfVITIES 

Please indicate below, in the format of the example provided. which of the industrial and commercial purposes and activities from 
Schedule 2 have occurred or arc occurring on this site. 

EXAMPLE 
Schedule 2 Descri[!lion 
Reference 
El appliance, equipment or engine repair, reconditioning, cleaning or salvage 
FlO solvent mnnufacturing or wholesale bulk storage 

1'/ca.fe print legih~l'· II linch m1 additional sheet if necessmy 
Schedule 2 Descri[!lion 
Reference 

Q£=f: t .:::-~ J(u l '-"'C:7l N {~ 
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IV AREAS OF POTENTIAL CONCERN 

Is there currently or to the best of your knowledge has there previously been on the site any YES NO 
(please mark the appropriate column opposite the question): 

A. Petroleum, solvent or other polluting substance spills to the environment greater than 100 litres? v 
B. Residue left after removal of piled materials such as chemicals, coal, ore, smelter slag, air quality c/ 

control system baghouse dust? 
c. Discarded barrels, drums or tanks? v 
D. Contamination result ing from migration of substances from other properties? 

v Fl LL MATERIALS 

Is there currently or to the best of your knowledge has there previously been on the site any YES NO 
deposit of (please mark the nppropriate column opposite the question): 

A. Fill dirt, soil, grnvel. sand or like materials from a contaminated site or from a source used for any of the tl' 
activities listed under Schedule 2? 

B. Discarded or waste granular materials such as sand blasting grit, asphalt paving or roofing material, v' 
spent foundry casting sands, mine ore, waste rock or float? 

c. Dredged sediments, or sediments and debris materials originating from locations ndjaccnt to foreshore ./ 
indust rial activities, or municipnl sanitary or storm water discharges? 

VI WASTE DISPOSAL 

Is there currently or to the best of your knowledge has there previously been on the site any YES NO 
llmdfilling, deposit, spillngc or dumping of the following materials (please mark the appropriate 
column opposite the question): 

A. Materials such as household garbage, mixed municipal refuse, or demolition debris? v 

B. Waste or byproducts such as tank bottoms, residues, sludge, or flocculation precipitates from industrial t/ 
proct!sses or wastewater treatment? 

c:. Waste products from smelting or mining activities, such as smelter slag, mine tnilings, or cull materials v 
from coal processing? 

D. Waste products from natural gas and oil well drilling activities, such as drilling fluids and muds? v 
E. Waste products from photographic developing or finishing laboratories; asphalt tar manufacturing; ./ boilers, incinerators or other thermal facilit ies (e.g. ash); appliance, small equipment or engine repair or 

salvage: dry cleaning operations (e.g. solvents); or from the cleaning or repair of pans of boats, ships, 
barges. automobiles or trucks. including sandblasting grit or paint scrapings? 



VII TANKS OR CONTAINERS USED OR STORED, OTHER THAN TANKS USED FOR 
RESIDENTIAL HEATING FUEL 

Arc there currently or to the best of your knowledge hnve there been previously on the site nny YES NO 
(please mark the appropriate column opposite the question): 

A. Underground fuel or chemical storage tanks other than storage tanks for compressed gases? V' 
B. Above ground fuel or chemical storage tanks other than storage tanks for compressed gases? ~ 

VIII HAZARDOUS WASTES OR HAZARDOUS SUBSTANCES 

Arc there currently or to the best of your knowledge have there been previously on the site nny YES NO 
(please m11rk the appropriate column opposite the question): 

A. PCB-containing clectricaltransfonncrs or capacitors either at grade, attached above ground to poles, v 
located within buildings. or stored? 

B. Waste asbestos or asbestos containing materials such as pipe wrapping, blown-in insulation or ~ 
panelling buried? 

c. Paints, solvents. mineral spirits or waste pest control products or pest control product contnincrs ~ stored in volumes greater than 205 litres? 

IX LEGAL OR REGULATORY ACTIONS OR CONSTRAINTS 

To the best or your knowledge are there currently any of the following pertaining to the site YES NO 
(please mark the appropriate column opposite the question): 

A. Government orders or other notifications pertaining to environmental conditions or quality of soil, ./ 
water, groundwater or other environmental media? 

B. Liens to recover costs, restrictive covenants on land use, or other charges or encumbrances, stemming .,/ 
from contaminants or wastes remaining onsite or from other environmental conditions? 

c. Government notitications relating to past or recurring environmental violations at the site or any c/ 
facility located on the site? 

X ADDITIONAL COMMENTS AND EXPLANATIONS 

(Note 1: Please list any past or present government orders, permits, approvals, certificates and notifications pertaining to the 
environmental condition, use or quality of soil, surface water, groundwater or biota at the site. 

Note 2: If completed by a consultant, receiver or trustee, please indicate the type and degree of access to information used to 
complete this site profile. Attach extra pages, if necessary): 
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XI SIGNATURES 

The person compte ; ng the site profile st:ltes that the above information is true based on the person's current knowledge :\S 

of the date com lc d. 

~-·l ~ u~"'i ... o~-lZ..... 
Sign':lturiJ ofpe 'S9'n completing site profile Date completed: (YY· MM-DD) 

XII OFF~IAL USE 

Local Government Authority 

Reason for submission (1'/euse check ana or mora o.f tlra following) Soil removnl Cl 

Subdivision applicntion Cl Zoning llJlplication [gl"' Development permit a" Variance permit Cl Demoli tion permit Cl 

Date received: Local Government contact : Date submitted to Date forwarded to 
Site Registrar: Director of Waste 

Name Management: 

Agency 

Address 

Telephone Fax 

Director of Waste Mnnngement 

Reason for submission (Please dU!ck one or more oftlrefollou•inR) 

Under Order Cl Site decommissioning Cl Foreclosure Cl 

Date received: Assessed b:x:; Investigation Decision date: 

Name 
Required? 

Region YES NO 

Telephone Fax 

If site profile entered, SITE ID # 

Site Registrar 

Date received: Entered Ot)tO Site Registo: b:x:: SITEIDII: Entry date: 



TRANSPORTATION PLANNERS AND ENGINEERS 

December 1 0, 2014 

4986.01 

Karim Varani I Varani International Properties Ltd. 

c/o Douglas Johnston Architects Ltd. 

221 Pemberton Ave 

North Vancouver, BC V7P 2R4 

Dear Karim: 

Re: 159 1 Bowser Street Development Transportation Review 

l . PROJECT UNDERSTANDING 
A proposed development is located along Bowser Street, south of Marine Drive in the District of 

North Vancouver. The development is planned to be a residential development with 16 (strata) 

residential units. With the proposed development, a parking review has been conducted and the 

results are summarized in this letter report. Specifically, this letter report studies whether: 

• the site adequately supplies for the parking requirements and that no spillover condition is 

created on the area streets: and 

• vehicles can adequately operating with the to-date parking layout and circulation design as 

well as the driveway access. 

2. RECEIVED INFORMATION 
The parking review was prepared based on drawings provided by Douglas Johnston Architects Ltd. 

The drawings provided were revised August 15, 2013. This version of the drawings is attached to 

the end of this letter as record. 

In addition, the drawings provided the following residential breakdown: 

Bunt & Associates Engineering (BC) Ltd. 

Su•te 1550 - I 050 West Pender StrccL Vancouver. BC V6E 357 Tel 604 685 6427 Fax 601 685 6579 

Vancouver Victoria Calgar y Edmonton www.bunteng.co m 
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Table I - Residential Breakdown 

Unit Type 

bedroom 

2 bedroom 

3 Bachelor 

4 Bachelor 

5 Bachelor 

6 Bachelor 

7 Bachelor 

8 2 bedroom 

9 2 bedroom 

10 2 bedroom 

II 3 bedroom 

12 1 bedroom 

13 3 bedroom 

14 2 bedroom 

1 5 2 bedroom 

16 2 bedroom 

I S 'l 1 Eow~<·r <;tr ,,r·t D(·v••lnpm<·r •I T r ,, n 'Pv' l,\ifon Rt:vit:\'.' Lt:Ut:r Repur t 

hunt & ,Jssocrdlt>~ I Pro;t:t l No. '1<JS6.01 DecE>rnbl" r 10. 201·1 

bunt & associates 

Gross Floor Area (Sq. Ft.) 

792.8 

795 

645.5 

644.9 

684.2 

675 

797. 1 

1277.4 

1274 

1278.1 

1254.7 

I 072.5 

1496.1 

11 11.7 

1068.7 

1062.4 

2 
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3. PARKING SUPPLY REVIEW 
Based on the provided drawings , it is shown that there are 22 parking stalls currently supplied . In 

order to quantify the existing parking supply requirement adequacy, the District of North Vancouver 

Parking Supply Bylaw and the Metro Vancouver Apartment Parking Study are referenced. The 

following sections outline supply requirements based on each document. 

3.1 District of North Vancouver Parking Policy 

Based on the District's Administrative and Operation Police -Reduced Parking Rates for MF 

Residential Parking, the required minimum parking ratio is 1.1 spaces per unit plus 0 .1 spaces per 

residential visitor for multi-family residential developments within 400 metres of a Frequent Transit 

Development Area. Based on these policy rates, the current residential breakdown will require 20 

parking stalls where 2 stalls are for visitors and 18 are for residents. 

Based on a direct comparison of currently supplied stalls to those required based on the District of 

North Vancouver, the proposed design shows a surplus of 5 stalls. 

The District also requires that 20% of the parking spaces (5 of the 22 spaces) provide an 

appropriate mix of Level 1 and Level 2 charging stations for electric vehicles, with wiring for Level 1 

plugs . These charging stations are planned to be provided by th is development. 

3.2 Metro Vancouver Apartment Parking Study 

The Metro Vancouver Parking Study is a comprehensive examination of parking supply and demand 

within the metropolitan area. The study also examined parking supply and demand of sites near 

transit, which is applicable in this analysis case. 

According to the Study, various rental parking demand rates are provided . This development fits in 

the Frequent Transit Network (FTN) I Bus Only category where the proposed site is within 400m of 

Translink 's FTN via a bus route. 

Based on this category, the following demand rate per the research study: 

Table 2 - Metro Vancouver Apartment Parking Study Demand Rates - FTN Bus Only 

, Unit Type 

1 Bedroom Strata 

2 Bedroom Strata 

3 Bedroom Strata 

1 S'l 1 Bowsc·r <;trt't'l Development I rnn~pur tau on R"ViL"\'.' Ll'lll'l Rc·por l 

hu rll & ,!S~or_r,\le~ I PrOJect No. 4986.0 1 D('(t'rll h,. r I 0. 2 0 1 ·1 

Vehicles per Household 

1.09 

1.35 

1.40 

3 
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Note that as the information provided do not include a demand rate for Bachelor units, we have 

assumed to the Bachelor units to demand the same parking space requirement as the 1 Bedroom 

units. 

With the proposed development breakdown and the demand rates, the total resident parking 

demand is expected to be in the order of 20 vehicles. This is consistent with the parking 

requirements based on the District's policy for multi-family residential developments within 400 

metres of a Frequent Transit Development Area. 

Aside from resident parking, the rates provided above do not include visitor parking requirements. 

The Study notes, with a small sample size, that the demand for visitor parking is in the range of 0 

to 0.06 stalls per unit. For conservative purpose, we apply a 0.1 stall per unit equating to a 

requirement of 2 visitor spaces. 

Based on the conservative calculation of the stall demand based on this document, a supply of 

22 spaces is adequate. 

3.3 Parking Circulation I Layout I Access 

A circulation analysis was prepared for the underground area. In general, we based our analysis on 

the District of North Vancouver Zoning Bylaw Part 10 whilst using a TAC standard passenger vehicle 

as a normal sized vehicle and a Ford Taurus as a "small cars only" vehicle during circulation analysis 

using Auto Turn. 

3.3.1 AutoTurn Circulation Analysis 

Based on the results of our circulation analysis, we found the following. 

i) A test vehicle wou ld adequately be able to enter and manoeuvre around the parking aisles 

(see Exhibit 1 ). 

ii) Based on the TAC standard passenger vehicle, all parking stalls can be accessed. To 

improve accessibility for the spaces close to the far end of the parkade, stalls 8, 16, and 17 

were made slightly wider, with stall 8 designated as disabled parking. Stall 1 7 would 

require some manoeuvring; as such, we recommend that Stall 1 7 be designated for small 

vehicles only. The vehicle sweep analyses are shown in Exhibits 2 and 3. 

iii) Both a "tower" fire truck and a solid waste utility truck can navigate to and from Bowser 

Avenue and from the south lane onto the east lane. The analysis is shown in Exhibits 4 

through 7. 

3.3.2 Small Cars Stalls Provided 

Based on the parking bylaw, it was indicated that there should be no more than 3 5% "small cars 

only" stalls. With a total of 22 stalls, the total number of "small cars only" stall provided is 

adequate. 

I 'i 'll B<l'.V'.<'t '\t r fC·I D<'\'t'lopl1ll'lll r, ,111 ~pt.r t,ll ro n Rt.:v i<e•.': lt:lle r Report 
llurrl &· .~~~ tH.•<tle ~ I ProJetl No. ·19SG.O I December I 0. 2Cr14 
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Exhibit 3 

Parking (Small Car) 
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Exhibit 4 

Turn Path Review - Garbage Truck 
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Exhibit 5 

Turn Path Review- Garbage Truck 
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Exhibit 6 

Turn Path Review - Fire Truck 
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Turn Path Review - Fire Truck 
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3.3.3 Parking Spaces Dimensions and Aisle Widths 

According to the District of North Vancouver Parking Bylaw, the parking facility dimensions as 

shown in Table 3 are acceptable. 

Table 3 - Parking Facilities Specifications 

Parking Type Width (ft) length (ft) Clear Height (ft) 
I 

Standard Space 8.83 18.7 6.9 

Small Car Space 8.5 16.1 6.9 

Disabled Space 12.1 18.7 6.9 

The current north-south parking aisle width is 22 feet- 4 inches. The current requirement for the 

District is 23 feet based on Section 1005.6 of the Zoning Bylaw. It is suggested that this 

requirement be met; however, the analysis indicates that vehicles can manoeuvre adequately. It is 

suggested that the lengths of stalls be adjusted to comply with the above table specifications as 
well. 

3.3.4 Sightline Review 

A sightline review to document the visibility for pedestrians and vehicles exiting the underground 

parking and the corner of the lanes was undertaken. The summary of the sightline analysis is 

summarized in Table 4 using the methods for calculating the safe stopping sight distance as 

described in the Geometric Design Guide for Canadian Roads (fAC). The analysis assumed that 

drivers cannot see over or through walls, and that vehicles are driven along a typical path on the 

lanes and accesses. 

Table 4 - Sightline Analysis 

location Available Sightline (m) 

Driveway exit looking north 16.9 

Driveway exit looking south 21.1 

Southbound lane looking east 17.2 

Southbound lane looking west 17.7 

Eastbound lane looking north 18.2 

Westbound lane looking north 21.1 

I )'J I Ro\\'~Cr Slrt<'l Dc\'elopmcrol rrdnspocl;tlcon Rc•VIl''.'.' L.::uvr Rr·pnrt 

bu111 ,'?, ,\ssoccates I PcOjfCt No . .JCJSG.Ol DNell ch"< 10. 201 ·1 

Safe Speed (km/ h) 

21.1 

25.7 

21.5 

22.0 

22.6 

25.7 
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The results indicate that adequate sightlines are provided for lane vehicle speeds of 20 km/h, which 

is the District's legal speed limit for lanes, and an appropriate vehicle speed for back lanes, 

especially with potential sightline constraints. To provide additional sightline·related vehicle safety, 

other items such as mirrors (to view vehicles around corners or exits), speed humps (to keep travel 

speeds low) and/or signage informing drivers of a safe driving speed or warning them of driveways 

can also be provided. 

4. TRANSPORTATION DEMAND MANAGEMENT 

Transportation Demand Management or TOM refers to strategies intended to change travel 

behaviour (how, when and where people travel) in order to achieve specific objectives such as 

reduced traffic congestion, road and parking construction cost savings, increased safety, improved 

mobility for non·drivers, energy conservation and pollution emission reductions. 

Given that the development meets the District's parking requirements due to its proximity to a 

Frequent Transit Development Area, the development does not require a TOM strategy. However, 

there are some TOM measures that could help reduce the number of vehicle trips and parking 

demand associated with the site should they be implemented. 

4. 1 Bicycl e Facilities 

The provision of end·of·trip bicycle facilities such as racks and bicycle lockers would help encourage 

residents and visitors to bike to and from the development instead of drive , and have been planned 

for this development. With bicycle routes available nearby with both local and regional connections 

(such as Marine Drive, the Spirit Trail along Welch Street, Tatlow Avenue, and Capilano Road), biking 

would be a viable travel mode option. 

4 .2 Eco-Friendly Facilities 

Accommodation for electric vehicle charging stations is another measure that will be provided. This 

consists of equipping spaces with a receptacle to accommodate electric vehicle charging 

equipment. The provision of these spaces would further encourage the use of this eco·friendly and 

sustainable transportation mode. Based on the District's requirements, 20% of the parking spaces 

(five spaces) would require electric car plug·ins, with wiring for Level l plugs. As noted earlier, 

these charging stations are to be provided by the development. 

4.3 Car Shares 

Car·sharing schemes tend to th rive in higher density communities similar to the neighbourhood of 

this development. Communities with higher densities can support a higher level and wider mix of 

local amenities; more transit services; pedestrian-orientated street design; and lower levels of 

vehicle ownership and hence make car-sharing more attractive. Moreover, in higher density 

communities, vehicles can be accessed by a large number of people within a 400·metre radius (or 5· 

minute walk), which make them attractive locations for operators. From a parking standpoint, car· 

I '>91 Bow~e1 SliEI: l De\(;!opmc:nt Tr,!I\SPOit.~,llon Rt·•,•i•"':,· I L<• tt~· • Rr:por t 

bunt & ~~ ~~oc•at<"~ I Pro wet ~n. 1l9Sr .. o I Dr·tt•rnbt>t II). 2(•1 -1 
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sharing schemes can have a profound effect on parking demand, where research has shown that 

one car-shari ng vehicle can potentially reduce between 1 5 and 20 vehicles from the road network. 

The provision of parking spaces specifically for car shares would reduce the need for people on site 

to require a full·time vehicle for occasional trips, and thus overall parking demand. 

5. CONSTRUCTION MANAGEMENT PLAN 
Given that the nearby Marine Drive is one of the most important streets within the District, and on· 

street parking fronting nearby residents can be highly used, these roads should not encounte r 

delays or occupy spaces due to a high number of construction vehicles on the road net\.vork. The 

following notes form guiding principles for the future contractor. The contractor will be notified of 

the importance of this guidance and will be urged to comply with the general principles and 

rat ionale. Note that a detailed construction management plan will be prepared when the contractor 

is engaged. 

• At this very early stage, the strategy is to keep construction vehicles from occupying any 

part of Capilano Road or Bowser Avenue except the area di rectly fronting the development 

along Bowser Avenue. Opportunities for materials storage and vehicle manoeuvring w ill be 

maximized on site. Potential two·way alternating traffic on Bowser Avenue could be 

necessary during construction. 

• Scheduling of heavy truck traffic to avoid peak commuter periods must be performed to 

ensure impacts to the surrounding road network are minimized. Although adding generally 

low volumes of construction vehicles during any given peak hour will not severely impact 

the road network, any further increases to the number of construction vehicles will 

exponentially deteriorate operation s for intersections. Where possible, larger construction 

vehicles should access the road network during off-peak hours. Expected peak hours are 7· 

9am in the morning and 3·6pm in the afternoon on weekdays. 

• During phasing and scheduling plann ing, the contractor must be mindful to maximize use 

of avai lab le space on site for parking. It is the responsibility of the co ntractor to ensure that 

this is adhered to. 

• Any construction traffic impacts affecting the public, that is potent ial usage of corridors 

within the immed iate vicinity of the si te, must be conveyed to the public. The method of 

information conveyance will be determined with District staff upon engagement of the 

contractor. 

• As the lanes surrounding the site are generally narrow, construction vehicles must utilize 

Bowser Avenue as entry to the site. It is noted that per the DNV heavy vehicle regulatio ns , 

no heavy vehicle exceeding 30,000 kilograms shall access Capilano Road. Heavy vehicles 

are expected to access Marine Drive, Capilano Road , and Bowser Avenue with in the vicinity 

of the project area. 

1 ')') 1 Bo1v~e 1 Sll u.! t D<.:.t• l t >l)ll f•io t T i .IIISI)(> I l,:t on R~V I o·\'.' L•·IIC· I lh·po1t 
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• The const ruction plan must ensure that the sidewalk fronting the site will be open at all 

times. Where closure is required, a suitable alternative route adjacent to the existing 

sidewalk facility needs to be provided. 

With the above principles, the following should be provided by the contractor as part of their traffic 

management plan to the District: 

• Traffic control plans for roadways and sidewalks for each phase of development if 

applicable shall be submitted to the Distr ict for approval prior to the commencement of 

construction; 

• Anticipated total maximum daily truck loads per phase of development must included; 

• Concept plans for construction staff parking for each phase of development; and 

• A detailed communications plan. 

6. CLOSING 
We trust the above parking and circulation review to be acceptable. Note that the suggestions 

provided will be subject to District approval. Should further information be sought, please kindly 

contact the undersigned. 

Best Regards, 

Bunt & Associates 

Kanny Chow, P.Eng., PTOE 

Senior Transportation Engineer 

1 ~ l) I BuW!>f'l Slll<'l Dt:v~ lopm<.: 111 I r c~nspot t.1t ron Rev H.:\'. Ll"l \(·r Rf·por t 
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Document: 2488121 

 
EXCERPT FROM THE ADOPTED MINUTES OF THE JUNE 12, 2014 MEETING OF 
THE ADVISORY DESIGN PANEL 
 
 
3. NEW BUSINESS 

 
a. 1591 Bowser Ave. – Detailed Rezoning and Development Permit Application for 16 

unit, 3 storey apartment project.  (File:  08.3060.20/020.14) 
 
Mr. Doug Allan of the District Planning Department gave a brief overview of the detailed 
application and site context.  The surrounding properties consist of existing single storey 
commercial buildings to the north on Marine Drive, a car dealership to the west, two 
storey townhomes to the south and a commercial building across Bowser Avenue to the 
east.  The development site currently has a two storey commercial building with rear 
lane access.  It was noted that the existing rear lane is wider than normal creating a 
larger separation between the proposed development site and existing townhomes to the 
south. 
 
The site is designated in the OCP as Commercial Residential Mixed Use Level 1 
(CRMU1) and current zoning of the site is Marine Drive Commercial Zone 9 (C9).  The 
site is within Development Permit Areas for Form and Character of Development 
(Commercial and Mixed Use Buildings and Energy and Water Conservation and 
Greenhouse Gas Emission Reduction.  The application will be reviewed against the 
applicable design guidelines for each designation, as well as the draft Multi-Family 
Housing Guidelines. 
 
On December 12, 2012, the Panel reviewed the preliminary application.  At that time, the 
project involved a larger site that incorporated the lane to the west, with a proposal to 
construct a 26 unit, 4 storey building with 15.7m height, an FSR of 1.83, and a parking 
variance of five spaces.   
 
This revised application does not include consolidation of the lane to the west and 
involves a rezoning application to permit a 16 unit, three storey residential building with a 
height of approximately 10.4m, an FSR of 1.65 , underground parking with 23 spaces 
and a parking variance of nine spaces.   
 
Mr. Allan noted there will be a streetwall ranging from two to three storeys, with minimum 
4.5m deep recessed balconies and a common open amenity space.  It was noted that 
the north elevation of the project will need to be handled carefully due to visibility from 
Marine Drive. 
 
Mr. Allan introduced the design team, the project architect, Mr. Doug Johnston, the 
landscape designer, Mr. Thomas Kyle and the developer’s representative, Mr. Matt 
Stogryn. 
 
The Chair thanked Mr. Allan for his presentation, welcomed the applicant team to the 
meeting and outlined the procedure to be followed in reviewing the proposal. 
 



Document: 2488121 

Mr. Doug Johnston, the project architect, confirmed that the current proposal is reduced 
in massing and height due to the decision to abandon the lane purchase.  
 
The revised project proposes that the main floor units have direct street access to allow 
for live/work units, and to create a more pedestrian feel which is in keeping with the 
recent development occurring along Marine Drive. 
 
Mr. Johnston noted that the design incorporates an outdoor amenity space for the 
residents at the west side of the project, and the upper floor units will have larger than 
required balcony sizes.  He also pointed out that the third level is stepped back with 
large planter features.   
 
The main goal of the project design and materials selected is to allow for a softer, 
residential character, which at the same time references the industrial history of the 
neighbourhood.  The proposed materials are exposed concrete with pattern details, brick 
wrapped around the building on the lower floors, and siding on the upper floors.  In 
addition, galvanized steel is proposed on the stair tower and zinc on the canopies, Mr. 
Johnson reviewed a sample board of the selected materials. 
 
It was noted that the north wall is a proposed zero lot line with a treatment to the end 
wall in a pattern with hardiplank in three different colours. 
 
Mr. Johnston pointed out that Bunt & Associates are working to address the 
underground parking requirements in the project. 
 
Mr. Thomas Kyle the project landscape architect, spoke to the landscape design and 
noted details around the streetscape design, which is intended to be simple and 
compliment the architecture.  One priority noted is to create a strong presence along the 
street for all four seasons, and selected trees include both summer and fall colours, with 
manageable heights. 
 
The amenity space at the west side allows a number of options for use and incorporates 
a water feature, with two steps leading to a turfed area with beech trees and plantings. 
 
The Chair thanked the design team for their presentation and asked if there were any 
questions of clarification from the Panel members. 
  
Questions of clarification were asked of the design team on the following topics: 
 
Is the plywood cladding material to be finished?  Answer:  Yes. 
 
Will there be gutters for the awnings?  Answer:  No. 
 
What is the color for the zinc?  Answer:  Natural zinc, slate in color. 
 
What is the clearance at the north elevation?  Answer:  Approximately 6 inches. 
 
Is this a wood frame building?  Answer:  Yes. 
 
What is the width of the wood balcony projections?  Answer:  Approximately 12 inches. 
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What type of material is proposed for the deck at the west elevation?  Answer:  Not yet 
determined. 
 
Who is the target market?  Answer:  Variety of potential purchasers. 
 
The corridor widths seem narrow, is this wheelchair accessible?  Answer:  Corridor 
widths have been reviewed and are acceptable and the project could include installation 
of automatic door openers to assist with access. 
 
How does a resident access the common waste disposal area?    Answer:  Exterior 
access – through the courtyard and down two steps. 
 
Could the green grass amenity area be made wheelchair accessible?  Answer:  
Ramping could be incorporated to make this all one level. 
 
The Chair thanked the applicant team and staff for their clarifications and asked for 
comments from the District Urban Design Planner, Mr. Frank Ducote. 
 
Mr. Ducote expressed some concerns with the detailing of the north wall, as well as the 
colour selections for the project - he suggested that the proposed grey/charcoal colour 
scheme could be livelier with a feature colour, and could include the use of handrails in a 
dramatic colour. 
 
He noted that the front entrance needs stronger definition and suggested it could benefit 
from lighting.  The stair tower feature might need more work to look and function better. 
 
Mr. Ducote identified that the proposed west elevation appears to have the most glazing, 
but has no solar protection.  Other elevations could potentially benefit from a review of 
both glazing and solar protection opportunities. 
 
The Chair thanked Mr. Ducote for his comments and asked the Panel members for their 
input on the project. 
  
In general, Panel members commended the applicant team on a far more successful 
proposal than the previous preliminary application submission.  It was noted that the site 
is a complex one and suggested that this project could set a precedent for other projects 
in the area. 
 
Some members of the Panel expressed concern with the hardi-panel material of the 
north wall, and noted that this could require ongoing maintenance, such as caulking, for 
the strata owners.   In addition it was suggested that the awnings might need some 
review for better management of rainwater and access for convenient maintenance. 
 
Panel members noted the waste disposal can only be accessed from the exterior, and 
suggested this be moved to an alternate location within the parkade or that an option for 
interior access be provided. 
 
Some concerns regarding the amenity space were expressed, including the relationship 
to the adjacent private spaces and issues of over-viewing.  Panel members suggested 
the addition of a buffer/screen between the amenity area and the at-grade residential 
units for more privacy.  In addition, a Panel member noted an issue with the north exit 
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stairs and that fact that this route is directed through the amenity space into the rear 
lane. 
 
It was noted that the use of more and varied plantings for the lane and pathway could 
help to create a more residential feel and ensure a degree of interest throughout the 
year.  It was noted that underground utilities in the lane may limit planting options. 
 
A Panel member noted that Building Code issues should be reviewed as that proposed 
roof and balcony extensions adjacent to the north property line would need to be of non-
combustible construction. 
 
It was suggested that the proposed design appeared unnecessarily complicated and 
could benefit from simplification and a reduction in materials, particularly to avoid large 
amounts of flashing at interfaces. 
 
Some concern was expressed from a CPTED perspective for the proposed deeply-
recessed doorways. 
 
Panel members noted the importance of the view from Marine Drive and advised that the 
proposed front entrance treatment could be improved with some brick detailing. 
 
It was suggested that the glazing on the west side of the building could benefit from 
shading to avoid these units be uncomfortably warm in summer. 
 
The Chair thanked the Panel for their comments and invited the project architect to 
respond to the comments made by the Panel. 
 
Mr. Doug Johnson thanked the Panel for their comments, and assured the Panel that the 
design team understands the comments and will address their concerns as the project 
moves forward. 
 
The Chair thanked the applicant team and invited the Panel to compose a motion. 

 
 MOVED by Robert Heikkla and SECONDED by Kevin Hanvey: 
 

THAT the ADP has reviewed the proposal and recommends APPROVAL of the 
project SUBJECT to addressing the following items to the satisfaction of staff:   
 

• Consideration of simplification of the building envelope to allow for successful 
detailing; 

• Review of format of common amenity area with regard to the relationships to 
adjacent private outdoor spaces and accessibility of the amenity area overall; 

• Review of north wall treatment including transition of materials, durability and 
detailing;  

• Review of format of canopies particularly with regard to management of 
drainage; 

• Review of location and access to waste disposal facilities; 
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• Confirmation of building code compliance regarding balcony and roof 
projections within 1.2 m of north property line; and 

• Review of glazing and solar gain issues for west elevation. 
 

    MOTION CARRIED 
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            Explanatory Memo to the Advisory Design Panel 
 

 June 2, 2014 
 File: 3060-20/06.14  
 
FROM: Doug Allan, Community Planner  
 
SUBJECT: DETAILED PLANNING APPLICATION – REZONING AND  

DEVELOPMENT PERMIT FOR AN APARTMENT PROJECT AT 1591 
BOWSER AVENUE (LONDON MERIDIAN PROPERTIES INC.) 

 
 
PROJECT INFORMATION 
 
Application Type  Detailed    
 
Applicant   Douglas Johnson, 
     Architect, on behalf of the 
    owner, London Meridian 
    Properties Inc. 
 
Architect   Douglas Johnson 

Douglas R. Johnson,  
Architect 
 

Landscape Architect Meredith Mitchell 
    M2 Landscape  

Architecture 
 
Official Community          Commercial Residential    
Plan Designation  Mixed Use Level 1 
 
Existing Zoning Marine Drive Commercial Zone 9 (C9) 
 
Green Building As rezoning is required, the project must meet at least the 

minimum Green Building Strategy targets 
 
Public Art Public art will be considered within the scope of the overall 

Community Amenity Contribution requirement 
 
Context The development site is located on the west side of Bowser 

Avenue, south of Marine Drive and is bounded by lanes to 
the south and west. 

  

 



SUBJECT: DETAILED APPLICATION – REZONING AND DEVELOPMENT 
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER 
AVENUE (LONDON MERIDIAN PROPERTIES INC.)  

June 2, 2014 Page 2 

 

Document: 2341860 

  
The site is presently occupied by a 2½ storey commercial 
office building with both surface and under building parking.    
 
Surrounding properties consist of:  developed single storey 
commercial buildings to the north on Marine Drive, a car 
dealership to the west, 3 storey townhomes to the south and 
a commercial building to the east.  The development site and 
the surrounding properties are illustrated on the following 
aerial photograph. 
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Design Guidelines:   The site is designated as Development Permit Areas for: 
Form and Character of Development (Commercial and 
Mixed Use Buildings and Marine Drive Design Guidelines) 
and Energy and Water Conservation and Greenhouse Gas 
Emission Reduction and the application will be reviewed 
against the applicable design guidelines for each 
designation.  In addition, it will be reviewed against the draft 
Multi-Family Housing Guidelines. 

   
THE PROPOSAL: 
 
As outlined in the attached project plans, the proposal involves the development of a 3 
storey apartment building containing a total of 16 units over underground parking. 
The building is approximately 18,188ft.2 in size, excluding the area of the parkade and is 
about 34ft. in height. 

 
The apartment suites represent a mix of unit types and sizes including 5 studios; 3, one   
bedroom units; 6, two bedroom units and 2, three bedroom suites, ranging in size from 
645ft.2 to 1496ft.2.  
 
A landscaped courtyard is provided on the west side of the site and the landscape 
concept incorporates additional planting along the south edge of the property 
 
All parking is provided underground with access off the lane to the west.  A total of 32 
spaces, inclusive of visitor spaces, are required under the Zoning Bylaw, but the 
applicant is proposing 23 spaces, necessitating consideration of a 9 space variance.  A 
parking study has been provided in support of the variance.  In addition, the project will 
include 7 bicycle parking spaces for the residents located in a storage room in the 
underground parkade.      
 
The following two images are 3 dimensional views of the building. 
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The applicant’s written submission and reduced plans of the project are included as 
Attachments 1 and 2.   
 
 
 

EAST ELEVATION 
SOUTH ELEVATION 

WEST ELEVATION 
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Previous ADP Consideration: 
 
The ADP considered this project at the Preliminary Application on December 13, 2012.  
At that time, the project involved a larger 4 storey structure on a larger site that 
incorporated the lane to the west.  A copy of the minute from that ADP meeting, as well 
as the applicant’s response to the motion are included as Attachments 3 and 4 for the 
Panel’s reference.   

                                                                

Design Guidelines    
 
The following are key Multi-Family Housing Design Guidelines applicable to this project.   
 

1. Site Planning: 
 

• provide communal outdoor space that is conveniently accessible and in a 
visible, sunny location with suitable wind protection 

 
2. Public Realm and Streetscape Elements: 

 

• on corner sites, both frontages should be designed to face the street and 
the building should address the corner with strong massing; 

• pedestrian routes should be smooth, level and clear of encumbrances;  

• vehicular entrances to parking structures should be unobtrusive; and 
architecturally integrated and screened from view with landscaping, 
trellises 

 
3. Building Form and Architectural Elements 

 

• new development should relate to the height and scale of neighbouring 
buildings by incorporating complementary building forms and transitional 
heights 

• design of new development should ensure the identity, function and 
access to the building is easily understood 

• where there is an exposed end-wall, it should be designed and finished to 
be aesthetically pleasing.   

• ensure that there are ‘eyes on the street’, in this case, along the lane to 
the south; 

• utilize durable materials 

• incorporate adaptable design features; 

• provide private or semi-private outdoor space for all units – 1.8m x 2.5m 
with minimum area of 4.5m2; and 

• recess balconies into the main building façade and utilize transparent 
guardrails 

 



SUBJECT: DETAILED APPLICATION – REZONING AND DEVELOPMENT 
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER 
AVENUE (LONDON MERIDIAN PROPERTIES INC.)  

June 2, 2014 Page 6 

 

Document: 2341860 

In addition to the Multi-Family Guidelines, some of the Marine Drive Design Guidelines 
would also apply, including: 
 

• site buildings at, or close to, the front property line to create a streetwall of 2 or 3 
storeys; 

• provide variety in the streetwall through building articulation;  
 
URBAN DESIGN COMMENTS 
 
The Urban Design Planner’s comments will be provided at the meeting.   
 
 
 
 
 
Doug Allan 
Community Planner 
 
Attach. 

1. Applicants written submission 
2. Project plans 
3. December 13, 2012 ADP Minutes 
4. Applicant’s response to ADP comments 
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