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The District of North Vancouver

REPORT TO COUNCIL

November 25, 2014
File: 3060-20/20.14

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 o | - O . | -
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 1100m? (12,000ft.?). In this case, the
site, at 1023.4m? (11,015ft.%), is smaller and as a result
building height is limited to 8m (26.25ft.) and FSRtoa | =
maximum of 1.0. For reference, sites greater than
1100m? (12,000ft.?) allow for a height of 13.5m (44.3ft.) | °
and an FSR of 1.75.
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The proposed building is 11m (36ft.) high with a density 1576
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:

e Form and Character of Multi-Family Housing; and
e 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
1,023.4m? (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 building 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, ranging from 60m? (643ft.%) to 150m? (1617ft.?) in size. The total floor area is 1716m?
(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.

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;
¢ car sharing; 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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¢) 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 1B.

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 requiring rezoning. The
project is targeting an energy performance rating 30% better than the ASHRAES0.1-2007 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

e 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:

e agreen building covenant;

e 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

* aright-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:

Staff

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" 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

D — Public Information Meeting Facilitator's Report

REVIEWED WITH:

U Sustainable Community Dev. U Clerk's Office —— External Agencies:

( Development Services - O Communications Q Library Board o
Q utilities o O Finance o U NS Health o
[ Engineering Operations o O Fire Services - O RrRcmpP -
O Parks & Environment . Qrs — O Recreation Com.
[ Economic Development - Q) solicitor o O Museum & Arch.
O Human resources L Qals o Q other: o
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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)".

. 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 CD83"
The CD83 Zone is applied to:
Lot 11, Block A, District Lot 825, Plan 7431
(PID: 010-618-007)

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

" 4B83 Comprehensive Development Zone 83 CD83

4B83-1) Intent:

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

4B83-2) 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;

4B83-3) 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:

(1) Dating service;

(ii) Exotic dancer business;

(i)  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;

() 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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4B83-4) 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.

4B83-5) 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.

4B83-6) 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;

4B83-7) Maximum Principal Building Size:
Not applicable
4B83-8) Sethacks:

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 (7.9ft);
d) West - 9.6m (31.5ft.).
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4B83-9) Building Orientation:

Not applicable

4B83-10) 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
4B83-6, 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 Hallways 45

4B83-14) Landscaping:

(a) All land 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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4B83-15) Subdivision Requirements:

Not Applicable

4B83-16) Additional Accessory Structure Regulations:
Not applicable.

4B83-17) 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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BYLAW 8080 SCHEDULE A: ZONING MAP
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ATTACHMENT __ Aa

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 1*' day of November, 2014 is

BETWEEN:

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

(the “Owner”)

AND:

THE CORPORATION OF THE DISTRICT OF NORTH VANCOUVER, a municipality
incorporated under the Local Government Act, R.S.B.C. 1996, ¢.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 contract 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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1.01

3.01

3.02

DEFINITIONS

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.

TERM

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

RENTAL ACCOMODATION

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.

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

3.04

3.05

3.06

3.07

4.01

4.02

4.03

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.

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.

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.

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.

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.

DEFAULT AND REMEDIES

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.

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.

Damages an Inadeguate 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

4.05

4.06

5.

5.01

5.02

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.

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.

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.

LIABILITY

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.

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

6.01

6.02

6.03

6.04

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.

GENERAL PROVISIONS

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.

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.

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.

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 contractual

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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6.05

6.06

6.07

6.08

6.09

6.10

6.11

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.

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..

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.

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.

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.

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 of that part.

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.

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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6.12

6.13

7.01

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

Attention
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.

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.

Enuring Effect

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

INTERPRETATION

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

7.03

7.04

7.05

7.06

7.07

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.

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.

Terms Mandatory

The words “must” and “will” are to be construed as imperative.
Statutes

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

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 collateral 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.

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 of the Form C (the “Land”);

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”);

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

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 Chargeholder 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.

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 __ 13|

London Meridian Properties: 1591 Bowser Development Application

Public Input Meeting Summary Report

Event Date: June 19, 2014

Time:; 6:30pm — 8:30pm

Location: 1591 Bowser Avenue

Attendance: 12 members of the public

Comment Forms: 1 comment sheet and 6 emails were submitted.

Meeting Purpose: 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.

Notification:
Invitation Brochures
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:
e Doug Allan, Development Planner, District of North Vancouver

Project Team:
e Doug Johnson, MAIBC, Douglas R. Johnsan Architect, Ltd.
e Karim Virani, Virani Real Estate Advisors
e Daniel Fung, Bunt & Associates

Facilitator:
e 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 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)

Q1 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 1t will be a flat roof with overhangs and stained cedar soffits.

Q5 If approved, how long will it take to construct?
A5 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.
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?
A1l 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.
Al14 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 50% 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 emails 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 emails after the meeting.
They are clustered according to topic.

Architecture

¢ During the presentation, | did not see or hear anything that will cause major problems for
Norgate or lllahee. This is the first time | 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.

e |am very pleased the proposed building has been brought down to three floors.

C-9 Zone: Lot Size & Density

e 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]? | 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.

s  Werequest 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 Assaciation to consider revisions to the zone.

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

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

e 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

Parking

Traffic
L ]

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 ather current buildings currently with 100% office space in
the Marine Drive corridor that are already approved to be redeveloped into 100% residential
use.

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 anissue. 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. |
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.

| 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.

| 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.

| 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. | did
not believe that his presentation was credible with the actual availability of buses.

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 vehicle accidents for residents, especially if they have
children.

e 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?

e 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.

¢ | 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.

e Consider erecting stop signs in the lane where it intersects with Bowser.

e 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.

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

e | 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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l " n" Planning Department
mc“"ﬂ} I I.Tn District of North Vancouver
]

374 - 801 West 3~ Rva North Vancouver, BC VIP 3P3
[604]998-3381 FAX. [604) 988-5561

May 12,2014

District of North Vancouver

355 Wst Queens Rd.

North Vancouver, BC V7N 4N5

Attn: Doug Allan— Community Planner

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 corner the low spot.

Context

On this site is an existing 2 1/2 half 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 Capilano 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 lane, 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 fagade with its strong in and



out rhythum and large windows provides a streetwall that wraps around the south fagade 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 fagade. 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 fagade 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 tryly

Eougla sop MAIBC



RECEIVED
MAY 20 2014

nnuams n Planning Department
. District of North Vancouver
ARCHITECT LTD.

374 - 801 West 3~ Ave North Vancouver, BC V7P 3P0
[6041998-3381 FAX. (604] 988-5561

May 12,2014

District of North Vancouver

355 Wst Queens Rd.

North Vancouver, BC V7N 4N5

Attn: Doug Allan— Community Planner

Re. 1591-Bowser 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
2012. The project has undergone considerable refinement since then.

Significant changes include:

Revision to 3 storey building

e North Lane is not been incorporated into the site.

o The elevations and floor plans have been refined. The material choices reflect a more
residential building and the fagade has more rhythum and articulation.

e The FSR is lower and in general the building is not trying to do as much on the site.

o The surface parking has been removed at the rear of the site and the landscape
courtyard has direct access from the building.

s A landscape design has been completed on the project.

Response to comments from Dec 2012 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.

e Unit overlook of the parking ramp has been minimized with partio areas and decks
providing visual buffers.

o The building massing has been improved. The smaller site, reduced FSR and the

elimination of the 4™ 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 fagade has more
movement and articulation. The East fagade treatment extends along the south lane
exposure and extends the streetwall.

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

e The overall look and feel of the building is much more residential in character.

e 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.

Yours truly,

Douglas Jghndon \iBC




BUILT GREEN® High Density (HD)
Project Checklist

Items selected must be applied to every unit, except where noted otherwise (i.e.:
central systems).

Section 1: 56 Seclion2:0 Section3:0 Section4:5 Section5:0 Sectioné:13 Section7:0 TOTAL POINTS: 74

Builder Name:

House Address:

1-2

1-3

1-4

1-5a
(new)

1-7

1-8

1-10

1-13

1-13a
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(new)
1-14

1-15

1-18

1-20

1-21

1-22

1-23

1-24

1-25

1-26

1-27

1-27a

(new)

1-28

1-29

1-31

1-32

1-33

1-34

Hot water storage tanks insulated by manufacturer to a minimum R-15.
Install solar/air/water/geo (solar fraction >50%) DHW Heating System to supply a minimum of 25% of the
peak DHW heating load and 70% of the total DHW energy load.

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

Install urban wind/photovoltaic electrical generation system which supplies (10%-2 pts., 20%-4 pts., 50%-8
pls., 100%-10 pts.) of design electrical load for the private area(s) of the building. This does not include
electric heat.

Install photovoltaic electrical generation system which supplies 50% (1 pt.) or 100% (2 pts.) of electrical
needs for the commeon areas. This does not Include electric heat.

I | i { s el O T TR TR 1 peiiey I 1 o |
50% {? p'rs} or IOO% [4 p‘rs] of electricity used during construction of the project is generated by wind
power or equivalent green power certificate.

50% (2 pts.) or 100% (4 pts. | of electricity used by building durlng first year of occupancy is generoied by
wind power or equivalent green power certificate (prepaid by builder).

Install a central drain water heat recovery, with a minimumof 1 DWHR unit installed per 4 apartments (2 pt.)
or per 2 apartments (3 pts.).

Fireplaces in all units are electric, or gas with sealed combustion and electronic ignition.

Insiol! hreploce fan kit to c:rculale warm air into room on all fireplaces.

AII wmdows inthe proleci are ENERGY STA%? Iabeled

All Elecinc ronges use below 480 kWh.!yr bosed on EnerGuide rchng system.

et sl sny oy e
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AII clofhes dryers have an energy performance auto sense dry setting whlch uhlrzes a humndn‘y sensor for
energy efficiency.
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Install ENERGY STARY Iobeled bathroom exhaust fans for each unit

Other building appliances supplied at the time of sale (i.e.. TV, LCDs, security systems) are energy
efflc;enTIENERGY STARa rcted

Exposed Exterior Accessibility Romps heated with renewable energy or waste heat.

Install properly supported ceiling fan wired rough-in for each unit.

Installinterior motion sensor light switches in over 25% (1 pt.), 50% (2 pts.) or 75% (3 pts.) of hallways/corridors
and stairwells.
Install lighting with an automation control system capable of unified automation control of lighting loads for
all common areas.

Install automatic lighting system (2 pts.) and/or ventilation system (2 pts.), which are friggered by movement
or CO levels, for garages/ parkade.
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Exterior Lighting follows IESNA illuminance requirements for recommended practice manual: Lighting for
ExTerlor Enwronrnen?s
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1-35

1-37

1-38

1-39

2-1

2-2

2-3

2:4

2-5

2-6

2-8

2-9

2-10

2-1

2-12

2-13

2-14

Common Area lit with high efficiency (non-incandescent) lamps.

Minimum 25% (1 pt.), 50% (2 pts.) or 100% (4 pis.) of light fixtures are L.E.D., fluorescent or have compact
llumescem light bulbs installed in each unul
st 1 | t | e |

Mlmmum 50% of recessed 11gh15 in the entire bu1ld|ng use hdlogen bulbs
t il sty e, led Lo o . (| R R S S |
AII EXIT signs are photo Iumrnescem or LED

tia homanescentesgl o g T it wigapal g e na g beEerc al il abvaendas licalal wpl o LT e Tt b (AT,
Air tight, insulation contact-rated recessed lights are used in all insulated ceilings, or insulated ceilings have
no recessed lights.

TOTAL SECTION POINTS (min. 30 required):

1nsuld‘red Concrete Forrmng system (ICF's) used below grdde {2 pIs ] ondz'or obove grode [2 pfs}
] nats) f s Ll e & tirw g bt 1 falet Tocgery b mil= |
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Minimum of R-7.5 insulation installed under entire basement/foundation slab under conditioned space.
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AI‘Idched garage, pdrkiné and/or loading dock overhead doors are insulated with R8 to R12 (1 pt.) or
greater than R12 (2 pls.).
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Attached garage/parking walls and ceiling are insulated to NBC minimum (R12 for walls, R34 for ceilings).
(E288 W i O s R PR VRS B S

Non-solvent based damp proofing [seosoncl opphcohon}

1=tl=m) = ak e it sl s Tor Fearr hasts ta B s it 1 g

Paint Parkade semi gloss white to reduce number of required hghhng fixtures. [

Steel studs made from a recycled steel [mln 75%] are vsed to repioce wood studs (min.15%).
ot 1N T -3 L (TN IRl I AR R ST R e |
Use Ophmum \/olue Engineering {OVE} io reduce wood use in framing:
- Exterior and interior wall stud spacing at 24" on-center (2 points) or 19.2" on-center (1 pt.).
- Elimination of headers at non-bearing interior and exterior walls. (1 pt.)
- Use of header hangers instead of jack studs. (1 pt.)
- Elimination of cripples on hung windows. (1 pt.)
- Elimination of double plates, use single plates with connectors by lining up roof framing with wall & floor
framing (1 pt.)
- Use of two stud comer framing with drywall clips or scrap lumber for drywall backing instead of studs. (1
Nt
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56
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Walls ot oot de5|gned as 24" module to reduce waste. (B
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Use of insulated headers (either monufoctured or sTte built open insulated single headers} with minimum
insulation value of R10.
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Install manufactured insulated rim/band joist or buﬂd on site by setting back joists to allow rigid insulation|
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Alll insqution used in the project is third-party certified to contain @ minimum recycled content: 40% (1 pt.) or
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Insulation levels meet or exceed the MNECB (may include Roof-R28, Walls R14, Floor R14).

:gm .



Jrr| M4 I | vie T el Vot bocbazespr Rezaalimzaana (] | I ST A oAt b presd faely: framissl el

2-15 Replace extenor wood sheoihmg with installed insulating sheathing. |:] 2

Wi o inubotion inishead el woan far extenar shaathing conseneas fotegt mesasirces, ieduces inarmal reigrabions asd contro v ledgiiage
[{{s 0% L% e Ny QN ZDeing co ts 1o g minimuny compared] o g Canweniinngl wiall

216 Deck [)pi} boicony surfaces (1pt.), and/or veranda structure (1 pt) made from a third-party certified 113
sustainable harvested wood source or third-party certified sustainable concrete.

217 Dirhensional lumber from a 1hird-poﬂy céﬁiﬁéd sustdinobfe hbrvested source used for floor framing (1 pt.), iiag
wall framing (2 pts.), and/or roof framing (1 pt.).

218 Environmentally engineered flooring system (i.e.. Uses reclaimed/recycled/rapidly renewable wood waste, |
fly osh concreie {Ipt 30%} recycied steel {ipt 90%}]

poead iy fores ri npieireer e rom { a1t

219 Environmentolly engineered products for all load bearing beams (i.e.. Uses reclaimed/recycled/rapidiyf 5

renewable wood waste, fly csh concrete (30%), recycled steel (90%)).
| {0 [T TR IR PR TR 1 sty gt recyclecd At

220 Env:ronmentolly englneered producTs for all exterior window and door headers (ie.. Uses l

reeIolmed,'recycledfrcpldly renewable wood waste, fly ash concrete (30%), recycled steel (90%)).

iRl e 1 TiEL) 1 by

2-21 Engnneered siud material for IO% of stud wall framing.
| I Eti) LT (B RITSTS (WIS bl dp | weetby Toaeczg iy, Lisire i A s P ageern thiar feighiaat sy Shes] st 1l
2-22 Engineered and/or finger-jointed p[ote material.
! F reycied matenal Frrw niled s
2-23 Ftnger-;cnnied Studs for 90% of non-structural stud wall framing.
It yil { Ie | At sl

2-25 Recycled contenl exterior wall sheathing (min. 50% pre or post consumer).
2-27 100% Recycled content rainscreen attachment system.

Advanced sealing package, non-HCFC expanding foam around window, door openings and all exterior
2-28  wallpenetrations (2 pts.). Allsill plates sealed with foam gaskets or a continuous bead of acoustical sealant
1 ph).

2-29 BUIIder hcs |nsiol1ed agreen roof over 50% {3 p1s ] 75% {5 pis ] or IOO% of 1oto| roof area [7 pIs ]

1103

3507

umuuuu

tesul bl (R RLE AR TN o ) b | B T MRt | i b et e (et 11 ¢ I8 11 B [T BT | it lathsay atiarrm « T3

BT e O T | & 1 st Ty iglly poailresy 3040 1 f - T T i i1, el paibesbpdyin poasly [E=4) reoilrs genifc o

Builder has incorporated exterior horizontal and/or vertical shading devices for glazing (2 pfs.}, or exterior

G operational shading devices (4 pts.). 2R
Rctetirey ssinchosey froe sooar ot aoin e bey dawnn shiatsepg Tor peaoiee i poanct I rendheces cmetitnly lemdl an gty ey BNDAT Systoms
Pt Ll fers Liali] st 14 Wty oty e apsiizerd e el flarseg s i o BT el (WO [T k=] B o R AT T e RIS

2-31  All decks or balconies are thermally broken from the envelope by R10 (1 pl.}, or fully separated (3 pts.). lord

TOTAL SECTION POINTS (min. 9 required):| 0

3-1  Exterior doors with a minimum of 15% recycled, recovered, or third party sustainably harvested content. 1
1 v | oot enate a3 @ e = s T
32 Al exiernor doors manufcc*ured from i‘berglc:ss [
A8 et in b Ll ik 1) M 1 O TTVG Fo R TR L AT e K Cl e L | | RS 1 o ISR bt ol raduzs
lanal ]
13 Exterior window frames contain a minimum of 10% recycled, recovered, or third party sustainably harvested 1
content,
' TRt R e B TR T TSl R T 11| WUt e (S0 R T W R [ ST B R diiareesdalal
34 Exlefiorwindew fiomes ore:madleiom el purfy cerfified sustainable harvested wood. [ 2
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3.5 Concrete used in home has a minimum supplementary cementing material of 25% (1 pt.) and/or 40% (2 isa
pts.) and is within the scope of proper engineering practices.
. ! I Hon t t= thilli t ! I
36 Natural cementitious stone/stucco/brick or fiber cement siding - complete or combination thereof for 100% .
of exterior cladding.
37 Exterior frim and finish is made of recycled content (50% min.) material, durable and fire rated; trim (1 pt.) -
and/or wall finish (4 pts.).

38  Exterior trim (3 pts.) and /or siding materials (4 pts.) have recycled and/or recovered-content (min. 50%). |:] 3lo4
39  Exterior tim materials are manufactured from OSB . |:| !
I | etineet I T S ol | Postesst | i:-.l|.l|:-II .-.-I “' | I;-. | I| .. 1 I. |I -. |

3-10  All exterior trim is clad with pre-finished metal (1 pt. over top wood backings, 2 pfs. without wood backings)| 102

g ] Aeatfy | Pttt 1o edis b [ 1l {0 TSl = () | | I fen] whit b Il H | biad

paradet
Deck or balcony surfaces made from recycled materials: 50% (1 pt.). 75% (2 pt1s.), 100% (3 pts.), and/or from
3-11  low maintenance materials (2 pts.) (Deck surfaces should not need maintenance of any kind, including 1.230r5
pumhng lor a minimum of 5 yeors]

[ 1 il { i [ gt = Ml AL TS T Wik v O [ 2 Tt R e P I

IR i 11§ 1 ril mwilr I 5o X BN 3
312 Install 25-year (2 pts.), 30-year (3 pts.), 35-year (4 pts.), 40-year (5 pls.), or 50-year (6 pis.) roofing material -- 2.3.4 50
with manutacturer's warranty. 6

,

3-13  Minimum 25% recycled-content roofing material.

313 Use roofing material with a high solar reflectance index (SRI) of 278 (for roof slopes < 2:12), or 229 (for roof |
slopes > 2:12).

(new) 3 ]
Interior doors made with recycled or recovered content (min.15%-1 pt.), or from third-party certified

3-14 1102
sustomobiy harvesied sources [2 pts.).

314 Domeshc wood from reusedirecovered or re-milled sources - 500 square foot minimum for flooring or all i
cabinets or all millwork,

it
317  All cc:rpet padding made from natural or recycled iexhle or tire waste.

Piztharal ar ey dezarbesrit v et peadidingg vy m ool o [-pal ; ([T
3-18  Install carpet that has a minimum of 50% recycied content
Pivmelethaaptert capbetive e i i il I
100% recycled or recovered conTenI underloymeni or use of concrete fumshes to enable the flooring to
remain concrele

3-19

1000 ¢

3-20  Install @ minimum of 300 square feet per unlt of laminate flooring.

chboo cork or hcrdwood floonng used in the project (min. 300 square feet per unit installed). Products

-21
o2 must be third-party cerlified to be from managed forests or from certified sustainable sources.

3-22 Al ceramic file installed in the project has a minimum of 25% recycled-content.

3-23 MDF casing and baseboard used throughout the project.

um

3-24  Finger-jointed casings, baseboards and jambs used throughout the project.
I onreviaatia 'l il | Fosmst i e 1 | | " =l

THoTy B . ST el

Solid hardwood frim from third party certified sustainable harvested sources approved for millwork (2 pts.)

ondlor cablneis {2 pis.).

3-25 2104

[ T SRR o el AL | 1 |
3-26 Pcnnts or frnlshes wnh minimum of 20% recycled content. () i
| | [ANINES! sty of | | e iefedl | | et 1 Fe=id . H i
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3-27

3-28

3-29

41

46

4-6a

(new)

4-6 b
(new)
4-6¢c
(new)

4-6d

(new)

4-7

48

Natural granite, concrete, recycled glass or stone countertops in 100% of the kitchens (2 pts.) and all other

1103
countertop arec:s {1 pI )- s

i ik Ith ' pand G 00 D O L1 {1 O LE: YT A4 ([
100% ngculiurcl waste or 100% recycled wood particle board o shelwng [ 2
[ 1 I oot Baaged ardorpma obroresa g kel wind
PVD finish on all door hardware (1 pt.) PVD finish on all faucets {1 pt.). [ i
AR | W e ] ] o B I ™ 3 e e { i R Lo L 1 2 I o L T o el G

TOTAL SECTION POINTS (min. 9 required): 0

Install pleated media filter (1 pt.} or an electrostatic air cleaner {2 pis.) or an electronic air cleaner (3 pts.) or

1.2,
a HEPA filiration system ( 6 pts.) or an uliraviolei air purifier (2 pfs.) in conjunction with the HVAC system. Jore
¥ stk ot ot epal 1at hasbee oo pleadted o Balded fooprevicds mone sufaceaeac, Tnsss plaabaschoim Wher ars ablar
2
| it Pt breot 1 | dparrit s anhiiob citnlas e lurs mngE e retinms o e eating syitern
fusrdisttirabior freucnaat e o
Install in- Ime venhlahon fan wnh programmable timer [seporote switch from Ilghhng} in each unit. :| 1
Soprognanractls LR o o | €V e - 01 W Ll Jice o v ndital f et ERALIH
Install passive Hect Recovery Ventilator (HRV-2 pis.) or an ochve Hecr Recovery Ventilator/ Energy g
Recovery Ventilator (HRV or ERV- 4pts} in each unit .
P B e e Rl o ] Y -l | i T H et el
Fod [ -
{15 Lif
e ;
Install thermostat 1hoi indicates the need for Ihe air filter to be changed or cleaned. :| !
[iviz fenture displays Tl TR rermTdsrs an e Heemzatal Begula fumvaoe rmindenanoe (s ragquirsd b ke youl ni
ent s '_‘I-.'.'i:'-.'.-'-‘l'. anc praklzrm e s wezlioz amoormra heallhy indaer o endirenmenl
JnsIoII bathroom exhaust fan controls in eoch unit using either an occupancy sensor, automatic humidistat 1 |
controller, automatic timer, or continuously operating exhaust fan.
Restbraicirn Extinust s nnlralsinoragse aoumapcambat by e comtralipg indame il oaebagaur lewek
Install timer switches or occupancy sensors on all local exhaust fans ouisnde of individual units (i.e. laundry, i
recreation, storage areas, etc.).
prermdineg ol £ b it Fersianily eehions pissimiseny ouss cridnol bl seciness Beat loss ob bavete Gt aookdede ety perfuoe e
T i (RN RTRL TSI S R AN TNVRNERTS I (1 A0 RS R O o (NB T STk 1}
For indoor pool areas, install a designated dehumidification system designed by a consulting engineer or :

qualified contractor to match the water and air temperatures maintained in the area.

Tt faniesiedifisabioiny g Fiss I B PO o 11 DR I e N PR S L e ol TH L oot e B § DT T S DRI St E ST

For all permanent eniryways leading from outdoors, install an entryway system of at least 10 feet in length
to captures dirf and particulates (i.e. grates/grils/slotted systems, or roll-out mats that are maintained 2
weekly by a service organization).

Enteasnryagslom thaboapitcessclirtamekpeeaatvsbes fres telmes h=lrprsdue s woeraneke exposees o eckos arbarecontaneants

Allcombustion space and water heating equipment located within building are sealed with no possibility of

3
backdraft. $

-:-_::I_ ) O B E (=R i |l sy el baildiveges T versescolapplanses duralreapteeskraecnstace e epustily

Install hardwired carbon monoxide detecior within each unit, if combustion spillage susceptible appliances ;
are used in the buﬂdmg

searkysn reraiclschelendos SRR £ 0 11 £ 10 ISR A W St 8 F CILE R emin el

Seal all permanent ductwork upon installation, removing seals once all phases of construction are i

complete (1 pt.}, and/or power vacuum all HYAC ducting prior to occupancy (1 pt.).




49a

(new)
4-11

4-12

4-13

4-14

4-15

4-16

4-17

4-18

4-19

4-20

4-21

4-22

4-23

4-24

4-26

4-28

Flush out each unit with fresh air for at least 48 hours after all construction phases and prior to occupancy

by opening all exterior windows and interior doors and running ventilation system. ¢
Allinsulation in the project is third-party certified as low or zero formaldehyde. = i
(TR 8" I

Third-party certified low formaldehyde sub floor sheathing. |:] 3
Third-party certified low formaldehyde underlayment is used in the project. (ANSI A208.1 - 2009 1
concentration <0.21 ppm).

Low formaldehyde particle board/MDF used for cabinets (ANSI A208.2 — 2009 concentratios 0.21 ppm). 1
Low formaldehyde particle board/MDF used for shelving (ANSI A208.2 - 2009 concentratiors 0.21 ppm). |

Zero formaldehyde particle board/MDF used for cabinets (2 pts.) and/or for shelving (2 pfs.).

' g

All interior wire shelving is factory powder coated.

Water-based urethane finishes used on all site-finished wood floors. :l 2
tory finished. [:]

Allwood or laminate flooring in the project is fac
. [ e | " ®oemety

Water-based Lacquer or paints are used on all site built and installed millwork, including doors, casing and 5
baseboards.

Interior paints are used that have low VOC content (2 pts.--Standards are < 150 grams/liter of VOCs) and/or Bie%
interior paint is used that has no VOC's in base paint--prior to fint (3 pts.).

Carpet and Rug Institute (CRI) IAQ label on all carpet used in units (2 pis.) and/or on all underlay used in —
units (1 pt.).

Natural wool carpet in all living areas.

:

Allvinyl sheet flooring is installed with low VOC adhesives (1 pt.—-Low VOC = standard is < 60 grams per litre), ik
and/or is replaced by hard surface flooring (2pts.), and/or is replaced by natural linoleum (1pt.).
All ceramic tiles are installed with low VOC adhesives and plasticizer-free grout. (Low VOC = standard is less 1
than 65 grams per litre).
PRI S oy e st ST WK1} | 5 T T T T Loifiv | I

¥ | | = S0 (AT (A T 13 6 st 113 S AT werl=p-lamie] o < 3
All carpet in units are replaced by hard surface flooring. [

TOTAL SECTION POINTS (min. 13 required): 5
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5-1

54

5-7

59

5-10

5-11

6-4

6-6

Comprehenswe recycllng progrom for bmldrng snte mcludung educoilon. sﬂe 5|gnage and blns

I
Il ot

Coilechon of waste mcﬂenals !rom site by a wcste management company that is a current member of a
provincial recycling council or equivalent association and verifies that a minimum of 10% of the materials
collected from the construction site have been recycled.

Tl el Adoarsn s Tonch W) T O [T B e T T WO I N A TR { RN B O o [Nl Y T TS N R R TRRA Eroiises bl zezel for B st ins Ui 0%

Supplrers and Trades recycle their own woste {1 pt per trade, max. 4 pts.).
Teel= e Eyendy T s poril 8§ y R L% ke ) I A srieflill-eaend | la H | b

Minimum 25% (2 pts.) or 50% (4 pts.) by weight of waste materials collected from construction site is diverted
from waste stream.

Use of recycled materials derived from local construction sites (1 pi. for each different product used, max
of 3 pts.].

(=528 [T FR TN | WCURN WU A1 (g HOT SO 1 ICINRS N bct svnod ol obts or nudlcned g il sl mE ellne i sl
'.||'|I'I 1wediti rt f S5, |

Trees and noTurol features on site proiecied during construction.

tetn e sty o | focthures cor b priotsa el srntale by | Slne NS TN e AT ti=til (e [

Shared fransportation benetfits: provide one parking stall for a car-sharing vehicle (1 pt.), and/or a car

1o 4

E*

2014

1to3

i

sharing vehicle as one component of condominium association (3 pts.) and/or bicycle storage on site (1 lto5
Dt.l.
Metol or engmeered durable form sysiems used lor conc:ete foundcrhon wolls |_—_| )
] ! ol tat fmrrrtiey awit=rd b t T G ER s A al Leatl 4 ERSTR TR
Reusable bracing is used for framing. I
e wsn ot reusoile Brddn g hur tnamira e tdy S AR 2o meduirsmrant oF hnibs oo ehlel s =5
Install built-in recycling center with two or more bins in each unit (2 pis.) and/or provide composter to each HheA
unit (1 additional pt.).

1 113 f+ ¥ |} F v AR § > Al ) ] I 1 FUCa
Provide a central recycling center for the housing project (1 pt.--min. of paper, glass and fin recycling) 1102
and/or install trash compactor for unit or building (1 pt.).
Pravishrmg @ maychtng ottt w0 it Wi tore Rl el aig The fafiipAngh Isier Tt o ash Z=Smipas! ol S i vally Fraks R INE
s of avoe bz, oo bl Dt oy 1 s waalumis ssbich eeer bres o mrs vararificant alferse oo o foncdill Devsly

TOTAL SECTION POINTS (min. é required): 0

CSA approved sangle flush toilet ovemgmg 1.6 GPF or less installed in all bathrooms.

Install a dual f!ush orl.2 GPF toilet in one or more boihrooms in each unit (2 pts. for one bathroom, 3 pts. for 3 -
all)
Thesge feilla by ol ab atee Bsbaiar baossalon Tovek ooy arpllushy, T8 GAT {8 TRO] or T2SPE (3 LEF)
Install waterless unnals in men's public facnmes .
Thier Aserbin e Dt AR o O e | 8 [RS8 W 14 [ srottet by o F 1l Lk et fhsh SNt (= S ey, =l a
AT (18] =47 TSN 1 ARRL || (o § {80 o r iy manznilky 1 < s i W pnc g
Insulate the first three feet of the water lines on the hot water tank with flexible pipe insulation where units ;
contain independent DHW system (1 pt.) and/or insulate all hot water lines to all locations (2 pts.).
1 i/ in s wrpts v 2= S TL R il E T o |  RERTA BT 5] B (o i CPLER Y wwyinE |
a t all *vril A ol L 1 | sttt

Install hot water rec;rcuiohon ine. [=sam 3

A e ot ety « Poilileglon g Doms s b)) stet & 163 thies fin! Pt sdll sl sTeses 1 gl s fie steeas oA L ehislieame e peot
oot Plante
Install low flow faucet aerators on all bathroom and kitchen sinks {1 pt.) and/or install hands free lavatory or 1 —_—
kitchen faucets in each unn {4 st ]

2l o didercetby m g P T LT I 38 L vt t AN (AR =T F IR 20 N
| g T ity
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6-7  Supply front loading clothes washer in each unit.

Ty st e e ot | ervisitic Hecitesn il .

6-8 Insioll woier sowng drshwosher Thor uses Iess 1hon 26 0 L;’woter per Iood in eoch UniT !

P g | camih Eygl 2 fayhny R el Temadl) ras acsornprehctevs Beotal mran Fao e e mad b a?

(P SRR s TR B | R TR T oA LTI AN S A DI TR w AT
6-9 Insloll permeable povrng moterrols for drlvewoys ond wolkwoys {mln 70% of hordscooe areq).

Fepremails papdine ramtsiale ol rassrate o b Hhescbiors miboo e apen 5] t

Design all impermeable hardscape surfaces to drreci rornwoier to an on-site infilfration feature (i.e

o 1

S vegeiored swale, rain- gorden cistern, erc]

{nBW:l [Jes ny feseames b pdibration ol ases ror mesrrrsr e o fhs e AL L E T o [ T togeral wd o sk

6-10 Insroll a water meterin every unit, 3
I bl raaecabesr aniesdnr e b T LR L 8 AT TGS KRG v | S g v et L ey s L R W 4 A3 s G
Install Efficient Irrigation Technology that has head-to-head coverage (1 pt.). a central shut-off valve (1 pt.),

611 a sub meter (1 pt.), uses drip irigation for at least 50% of planting bed area (1 pts.). has a pressure Vo
regulating device to reduce (1 pt.), high efficiency nozzles with a distribution uniformity of z 0.7 (1pt.),
and/or motion sensor/rain delay controller (1 pt.). Max. 3 points can be claimed.
Wt "'. ndirtgation syslems (hatinclode sensans, redoiaten aiceeciipteedd spetems 2tn hem redosa by dermanchbon B naericigal

612 Provlde a I|sT of drought folerant plants and a copy of the local municipality water usage guide to building ;
owner erh closing pockoge
FAGEE (1o B =t Pt o i (S B T =i S S ot L s T ) o N TR U R T i e WU e et ot Py EA Tl O P s [

613 Reduoe lawn/turf io 50% of Iondscoped area. [
| ey juies ey B carprn o | oalsiabeiba raiskain, By seci B R E o (R o0 et SR o | TNl o8 e WIS w ol = IR T

6-14 Bualder CopTures rornworer for use in atrium, patio garden feature, Iondscoprng and/or mdoor water use, |:| !

(T B [N 8 E=n e ARt R T oVCTE S 11 Lol N [ e (RS X SR Pt [N Uit (L RS 1T Mt d NESR R TR TUM e { B el et

615 Greywofer is collecied. ireoied and reused throughout the project for landscaping and/or indoor water g
use.
o arcphiar Fialpn e T s e cnd S i e | e g e

TOTAL SECTION POINTS (min. 6 required): 13

Products used for the project are manufactured within 800 km. (1 pt. for each product to a max. of 5

2 1105
# producis} ©
(18 [RTE=) B AT s P thvas Damaine oeb e sl Dieds desd eenbindliend  enspaw B AT BTN R T e § O A . whesn Wz fremaspaaniaabion
(e R Bl SR L S BTN AT B o L T e T [ A LR B A 1 R N R R A T Fait g
7.2 Burlder prowdes BUILT GREEN building owner monuol ondr’or educohonol walkthrough and/or Green 5
sysrems rnorruol for burldrng monogers
::-"I"' Ao ation dscoan drnpattanl comitanent booany highpethormance boboreag P the lealmaloms enal Gaed oo by it
7.3 Burlders offrce and show homes purchase a minimum of 50% (1 pt.) up to 100% (2 pts.) solar, wind or s
renewable energy.
Yo En P e sy P prrendieds ey Dovessr Sras dneristl e eny T
7-4 Morrufocturers and/or supplrers purchose 50% or more solor wrnd or renewable electricity. |:| I
HanckEr SoELaz A vy L e suriEtahy basen crress ans Geenal b e onnmes!
7-5 Burlder supplles e p—— topsoil as finish grodrng throughout site. e =
O VIR T i 8o W N T T B al., tamss vty pre e Bl ST (=B i by HarEire i m SO LTI o Y P ot
([ (TS [ R e Jata Wigbsr hdrdl i ann e ity weatsr) AR A ek Snnligty e
7-6 Deveiopmenr srie provides communrty omenr‘ry spoce for not for prom communriy services, |_—_| 2
Flaiag g vyt apailatzle e ity tor pskd W TR e i A S i tH Dot (N 45 Tl L =R Tl
7-7 Develoomem srie prowdes for Publrcly Accessrble Prwaie Spoce |:| !
/ N =X R N o 1 R el et ot the resatentiol Pt Bt e s Fad bop putahes o B
7.8 Development mcludes a dwersrfy of housing iypes including 20% live/work units (2pts.), 25% mixed use (2 .
g o6
pts.) facilities and/or 20% with seporore basement suite unris [2prs }
Trich fype of develapment sncouwanss neighrinT s edate e aphe Con ve wenab s 23 et VT RS TN O b e ] o e o B il [
7.9 Builder has written envrronmenrol policy which defines their commriment {which must include an office .
recyclrng progrom and energy efficient Irghhng]
F it ey weenl Badps Brenohasizs gnonsg anc olimotelydebne apcomponats colhoes
Monufoc‘rurer ondr‘or supplier has a wn‘r‘ren enwronmeniol policy which defines their commitment (this must
7-10  include an office recycling program and energy efficient lighting). (1 pt. per supplier/manufacturer, max. of 1102
2 pis.).
i Eusmzas sttty Darinalbo ]t thigdrrannge o [valps 1o prameodaitn e oy B Doirg otk Tl
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7-13

7-14

7-15

7-16

Builder has wiitten an environmental policy which prioritizes milestones for future net zero housing
developments.

Make provision Truck Management Plan, to avoid high congestion areas during construction,

Delivery Area wheel washed/ treated during consfruction.

Builder's company vehicles are hybrid or bio-diesel vehicles (1 pt. per vehicle to max. of 3 pis.).

Builder uses radiantly supplied cold weather construction practice.

Environmental certifico!idn for builder's place of business (building, office etc.).

Builder agrees to cbnﬁtruc? and label a min. of 50% of all projects to the BUILT GREEN standard per calendar

year. (3 pis. for 50% or 5 pts. for 100%).

f .} I ) 8 LR TR ARARTA Pohdier Hhies | e (AR oo | B LA R R 1 { T TR 0 B O] 2 (N IR TR SOY i B (e ) S ol | S T =
I | g o (| I'rly [ IRET II i ST Wi eyl .I-. 51 (ET (IR | 1 | ]

Conirccied' frades and/or suppliers have successfully faken BUILT GREEN Builder Training. (1 pt. per

company, max 3 pts.).

18 {9 B4 8 [N 1Nl Iy IR LRI T S Al fet (N AT Wikt it sl it

TOTAL SECTION POINTS (min. 8 required):

TOTAL CHECKLIST POINTS

ipigiiigl

74
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AGENDA INFORMATION

O Information Report Date:

Dept.
Manager Director

GM/

CAO

The District of North Vancouver

REPORT TO COUNCIL

June 3, 2014
File: 3060-20/20.14

AUTHOR: Doug Allan, Community Planner

SUBJECT: PUBLIC INFORMATION MEETING - DETAILED APPLICATION FORA 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 facilitated public information meeting on a
Detailed Application for a 3 storey apartment project
at 1591 Bowser Avenue.

PUBLIC INFORMATION MEETING DETAILS:

Date: June 19, 2014

Time: 6:30p.m. - 8:30p.m.
Presentation: 7:15p.m.

Location: 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 commercial properties are zoned C9 Marine Drive Commercial Zone

and the townhouses are zoned RM3.
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OCP CONTEXT:

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
e Energy and Water Conservation and Greenhouse Gas Emission Reduction.

Document: 2342205
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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.? in size and is
10.36m (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.? to 1496ft.? 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, respectively.

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 100m of the

site and the Norgate Park Community Association. A sign will 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 - Fact/Comment Sheet

Document: 2342205
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C - Public Information Meeting Sign

Respectfully submitted,

Doug Allan
Community Planner

O Sustainable Community Dev.
U Development Services

U utilities

(3 Engineering Operations

1 Parks & Environment

O Economic Development

Q) Human resources

REVIEWED WITH:

U Clerk's Office

O Communications
U Finance

U Fire Services
Qirs

U Solicitor

Qais

External Agencies:
a Library Board

O NS Health
O rcmP

1 Recreation Com.
O Museum & Arch.

Q other:

Document: 2342205
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PUBLIC INFORMATION
MEETING

Proposal:
3 Storey Apartment Project

PROPOSED*

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 3™ 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.

Public

Information
Meeting

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 19t
Time: 6:30 PM



The Meeting Agenda:
6:30 - 7:00PM Open House

7:00 - 7:30PM Presentation by Consultant Team
7:30 - 8:30PM 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 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.

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

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.

« AFloor 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.

. Adesign based on BuiltGreen® ‘Gold’ equivalency.



London Meridian Properties: 1591 Bowser Development Application

Public Input Meeting Summary Report

Event Date: June 19, 2014

Time: 6:30pm — 8:30pm

Location: 1591 Bowser Avenue

Attendance: 12 members of the public

Comment Forms: 1 comment sheet and 6 emails were submitted.

Meeting Purpose: 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.

Notification:
Invitation Brochures
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:
o Doug Allan, Development Planner, District of North VVancouver

Project Team:
¢ Doug Johnson, MAIBC, Douglas R. Johnson Architect, Ltd.
e Karim Virani, Virani Real Estate Advisors
e Daniel Fung, Bunt & Assaciates

Facilitator:
e 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 Public Information Meeting was designed to provide several methaods 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)

Q1 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.

Q5 If approved, how long will it take to construct?
A5 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.

AS 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?
A1l 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 50% 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 Consulting Page 3



London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report

C18 Itis 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 emails 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 emails after the meeting.
They are clustered according to topic.

Architecture

e During the presentation, | did not see or hear anything that will cause major problems for
Norgate or lllahee. This is the first time | 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.

e | am very pleased the proposed building has been brought down to three floors.

C-9 Zone: Lot Size & Density

e  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]? | 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.

s We request that any new development meet the current C-9 Zone put in place for this and the
other praperties 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.

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

e This 3 storey apartment building would wark well as an "infill"* type of project.

o 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.

Petersson Planning Consulting Page 4



London Meridian Properties: 1591 Bowser Public Infarmation Meeting Summary Report

Land Use

Parking

Traffic
[ ]

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 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

| 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.

| am not in favour of the 9 space parking variance the applicant is asking the DNV to consider. |
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.

| 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. | did
not believe that his presentation was credible with the actual availability of buses.

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

Petersson Planning Consulting Page 5



London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report

funds for the DNV which can then be used for local benefit. Otherwise, it is literally a waste of
space.

e 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.

e 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

e 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.
Impaossible 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.

e | 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,

e 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.

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

e |don't thinkit 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.

Petersson Planning Consulting Page 6
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Appendix A: Notification

Newspaper Advertisement

Public Information Meeting

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

Date :  Thursday June 19*
Time ! 6:30 PM
Location of meeting :  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 100 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 stafl on issues
raised at the meeting and will formally consider the proposal at a later date.

Petersson Planning Consulting Page 7
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A22- North Shore News - &.Ind&,r. Jure 8, 2014

TASTE

Mezcél' cenlre-stage at cocktail ébmpetilion

Cver theyears, | have
learned to weat certain
spirits (from singlemalt
whitky 1o absdnthe and
more) with a degree of
raspect,

It was only 3 matter of
ume before mezcal was
added to the list, 2 fact
reconfirmed atlastweel's

Vancouver International
Tequila Expo

Evidence of the surge
m mterestin tequilain
general and in mezeal
spedfically was confirmed
by the near sell-out owd
who attended, and who
were, as far ] could el
from just about every walk

of Lfe,

The tequila sip-in has
been asuccess since day
ane. But | suspect it was
this yeat’s focus on mezcal
thathelped propel things
tothe nextlesel. Arthe
heart of the tasting room,
a dedicated ialand of
Producers was tantamount
to amezcal lover's paradise,
with aseare of offrings on

hand. TimPawsey

This year's eocktail Notable Potables
compettion also R I A T S AT
highlighted mezeal, with
12 of Vancouver's top winner-tales-all contest to
bartenders uﬂ‘erm ther see who'llhead off onan
talte an this all-exp paid tour of
challenging elixar, which O axacy, from where most
handled with the respect mezcal comes.
it deserves (bevond ‘The spintused for this

Just pping itneat)
can materialize mto
10IMe D ety impressive
concoctons. Cocleradl
compeutions run the full
gamut, from persmuchety
scoredinternatenal
contests (where you'd
better be wearing not
Just @ jacker, bur the right
jacket) to more laid-bacle
shake-downs, where 2
little atttude and in-your-
face originality can pay
dmdends.

Vancouver's Tequla
Expo falls very much
into the latter caegory,
with a widetanging
parade of characters and
concactons on display.
Buoyed by unmittaleable
camaraderie and good-
natured bantering between
compentors, there's slmose
3 cocus atmosphere that
belizs the serious business
at hand: a cut-throar,

contest was the emmendy
sippable, smooth and
smoky (and, a3 it nrned
out, very codaail friendly)
Feloton de la Muerte
Mezeal Joven, made

from 100 per cent Agawe
Etpadin for Mezcales

de Leyenda (It's worth
tracking down as anintro,
for a rel gavely affordsble
$45.05, hefore you
“graduate” to the other
Leyends Mezcales.)

Too bad there’s neither
tine Nor $pace 1o mention
them all here, but auffice
ittosay there was no
shortage of ralent, Whether
wou find yourself in
Bambudda, The Shameful
Tikla Room, Pidgn or at
The Blackbird, you'll have
no problem tracking down
4 respectable mezcal-bazed
offering.

Popping out from the
cowd (and off for the

ip of a hfetime) was

Armber Bruce (Cuchillo)

Kevin Brownlee from completed the dose-

West Restaurant. His finishing top three with her
thoughtfully hatched La Sombremesa, for which
“La Malinche” (named she developed her own
after the prorninent 16th Cafs de Olla cold brew,
Hahuy/Aztecintermediuy) i an muiguing molé and
combined elements (such mildly chili-tweaked sipper,
as strawberry, black pepper Belly's Best

liqueur, lime, jalepeno, and  Intrigus Pinot Gris 2013
cacac-infused reposado Sports a pretty sakmon

Tequila) thar performed an
wrpressive dance of heat
and sweet.

Vancouver Rowing
Club’s Jason Laidlow
grabbed second place
with his “Paloma Ficsg,™
which married bright
Hfavours of red grapefnat
juice with the richness
and depth of 30-year-old

nate with aromas of

pear and corus before

3 textured but elegant
palate of focused lume and
firmn berry notes wrapped
in amart acddity. One of
the best B.C, Gri this

year (§16.00, 91 poinm),
avalable online or from the
Winery

sherry, underpinned by Tim Peuvsey writes

the mezeal (complete with  elout uene or numerous
edible silver foil garnish, publicatons and online as the
1 nod to Mexico's long Hirad Folly at hemdbelly com,

history of silver muning).

Comtoct: enfo @hiradbdly.com.

Cochktalls featuring Feloton de b Muerte Mezcal Joven
compete at a recent compet ition, PHOTOS T PRWIEY

A redevel is bei

Public Information Meeting

Date H

Time
Location of meeting

g p d for 1591 Bowser Avenue 1o construct a thres storey
residantial hul]dms o are invited ko a mesting to discuss the project

Thursday June 15
6:30 PM
Lower Floor 1591 Bowser Avenue, North Yangouver BC

‘The applicark proposes lo rezone the dte from CY commercial zoning o a
conprehensive development zone o pamit a [6-unit apaiment building on thres
foors The units rangs in size from 645 square fest to 1495 square fest. Parkingis
provided in an underground parking structure,

Informaion packages @we being distributad to residents within a JO0 meter radius of the
site, If you would like 1 recave 2 copy ar if you would like mare infarmation contact
Doug Allan of the Carnrmnity Planning Dapartrrart at 6049602357 o Doug Johnsen of
Deouglas B Johnson Architect Lad. & 604-998-3381 or bring your questions and cormrments
0 the meeting,

*THs b nota Public Hearing. DNV Cnumllwﬂlmdwarq)m fromstaflon bsues
raised at the meeting and will f T l at a later date.

Grazie Frank

Forty years ago, we hivecd an incredibly
talented, Imlian-tmined taslor -
Francesco (Frank) Fuscaldo. He has
beenan integral partof our family

at Minichicllo Bespole Couture,
We would lile 1o thank: him for his
loyalty, his friendship and for being

101 - 118 Bast 2nd &reex | North Vancouver
604 985 9222 | minichisllo.ca

an imporiant part of our success,

&

MINICHIELLO

Feaprasly

g Pascli of Horth Shoze

st Friilons and Ty Flonra

Petersson Planning Consulting
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A16 - North Shore News - Wednesday, June 11, 2014

HOME

Canada now has three main
digital entertainment competitors

In my last column 1
noted how the arrival nf
Google's anline music
store in Canada signalled
the growth of Google
Play ax g viable iTunes

competitor in Canada,

As soon as 1 put that
column to bed, Goople
expanded irs digiral
offerings again in Canada
by adding television

program purchiases to
Google Play's video store.
That means Canadians,
starved for Cconsumer
elice in vnline
entertainment compared to
Amiericans, con get nlovies,
TV, musiy, books and
newspapers from Google,
‘That means Canada now

AN

NORTH VAKCOUVER
BUTRCE

2010 Marine Drive
Grouse Inn Site

355 W. Queens Road

PUBLIC HEARING

What: Public Hearing for the propesed redevelopment of
the Grouse Inn site and adjacent foriner gas station
site. The preposal includes two residential towers, a
restaurant, commercial building, and gateway plaza.

When: 7 nm, Tuesday, June 17, 2014

Where: Council Chambers, North Vancouver District Hall,

NI
4T

e 1

A S

if approved, may differ.

and for iffushiative purposes only. The acteal developmen!,

Apple and Googlé vie for

has three muin competitors
for comprehensive digital-
bosed entertainment:
Apple, Google and
Micraselt,

Apple of vur eye

Apple remuins in the
lead for content. iTunes
ofters music, movies, TV
and books and iPhones
and iPads can access a
universe of news upps.
Lovking specifically st TV,
the murket which Google
just eptered, Flunes hos a
larger selection than either
Google Play or Mi 1t's

consumers

I_’racﬂ'cau' Geek

access Lo 25 million songs.
Its Newsstand is a
Al 1arf:

Nbox Video store. Its
selecdons are micely laid
out and curated Prices are
maarket standard.

iTines' music offerings
are excellent but 1Tunes
daes pot offer a streaming
subscriplion sérvive vet in
Canuda as 1t does in the
United Siates, [ don't have
any experience with its
chiocks, hut the selection
loerks reasonable,

Grogle [May, which
was nonexistent only
a few years ago, s in
solid second place for
Canadians. [ty videa
offerings are not as
extensive p3 1 Tunes but
it has all the muinstream
releases. good prices and
curation is an level with
Apple.

14 music store looks
very good, with poodd
pricing, and offers u
subscription streaming.
music service for $10a
maath, or 88 a manth if’
you sign up belore the end
of June, with a reported

T
combining newspapers
and magazines in one
ventrul opp, which rome
people might prefer to
idividual apps for their
news reading. I've uned
Google's books platform
on Android ond like i,
ulthough 1 prefer my Kobo
for reading.

Micresoft takes third
place for content. Its movie
selections ure compnrohle
w Google Ploy, but us with
Google its TV selections
Iag behind iTunes. Tts onve
stupidly high prices for
videas hove been lowered
1o be in line with iTunes (a
lesson that competition is
important),

Microsoft has no ebooks
platform and no equivalent
o Mewsstand, although
Windows 8 devices, from
compuiers o phones, have
well-designed apps [or
news, travel, health and
food — all curated, drawn
from various sources and
free.

Where Microsoft excels

in Canuda is i1y Xbox
Music store, which offers
a 510 o month music
sireaming service with the
same claim ta 25 million
songs. I'm a subscriber,

Playing with Google

Few people are purist
in their choices and
msl houscholds freely
mix aod match services
and devices. Given the
dominam market share
Windows computers, ¢
likely most il*ad or iFhone
wsers hnve o Windows PC.
‘There's a fair chance they
have un Androtd phone.
And jnstead of Apple.
Microsoft or Google, they
get their music from Rdio,
Slacker or Songza. O they
use all of these sources at
different times, which is
the way it should be.

That means wside from
confent, the consamer-
friendly provider s
av Ie weross as many
devices and platforms
as possible and here
Guoogle takes the prize. Iis
video, music and books
apps dre found on bath
Android and iPhone and
iPad and available to PC
and Mac users through
the web. Apple, which
makes meney by getung
consumers to buy devices,
limits content 1o Apple
devices and 1 Tunes an 'C
and Mae. {The exeeplion
is music downloads, which
can be played amvwhere.}
Even Microsoft, lagging in
enntent, {4 working hard 1o

See Tabders page 20

A redevel

is being p

Public Information Meceting

Date
Tine H
Location of meeting :

posed for 1591 Bowser Avenue to comsiruct a theee sturey
residential buildsng- You are invited 1 a meeting 1o discuss the project,

Thursday June 19"
G: M) PN

M
Lower Floor E5%1 Bowser Avenue, North Vancouver BC

What changes?

When can | speak?

Need more info?

Questions?

bl e VR R

This proposal requires an amendment 1o the Zoning Bylaw,

We welcame your inpul Tuesday, June 17, 2014 at 7 pm. You
can speak in persan by signing up at the Hearing o you
c2n provida a writtan submisston to the Municipal Clerk

at input@dnv_org or by mail before the conclusicn of the
Haaring.

Relevant background materials and coplas of the bylaw are
availabla for review at the Municipal Clerk’s Difice, Monday
to Friday B am to 4:30 pm or online at
driv.erg/public_hearing.

Tamsin Guppy, Community Flannar, tguppy@dnv.org or
604-9%0-2387,

dnv.org

ONvardiatict

The applicant proposes 1o nezone the site from O commercial coming 1o a
cotnprelensive Jevelopioent one 4o permit 2 Lo-unit aparanent building on (hree
Aoors, The units range in size rom G435 square Tevt 1o 1495 square e, Purking is
prowided inoun underground parking structure

Infocimation packages are being distibured to residents within a 100 sxeter radius of the
site. 10 you would like to receive a copy o if you would Tike maoee infonmation contact
Duug Allan of the Coenununity Planning Department a0 604-9K2357 or Doug hhason of
Douglas K. Johrwon Architect Lad at 604-098-3381 or hring your guestions and conunents
toy the meeting.

*This {s not a Public Hearing, DNV Councll will receive o report Trom safT on issucs
raised al the meeting and will formally consider the proposal at o later date.

Petersson Planning Consulting
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: Sign-In Sheet

Appendix B
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London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report

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. | wish to repeat some of the concerns that |
still have,

1. |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. | did not believe that his
presentation was credible with the actual availability of buses.

2. Thelane 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 7:17 AM

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.

| noticed when | 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 thase access points.

Also, | 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. | checked back into my email and | can confirm

Petersson Planning Consulting Page
11



London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report

that your email did not come to me but if you can resend that email to me, | 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 | am very pleased the
proposed building has been brought down to three floars. | 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 | 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.

Peterssan Planning Consulting Page
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| guestion 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.

| 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; | would ask that consideration be given to the erection of stop signs in the lane where it
intersects with Bowser. | 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 Charleswarth

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,

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

1. 1am not in favor of the 9 space parking variance the applicant is asking the district to consider. | quote
from the information package provided "Main floar 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.

Petersson Planning Consulting Page
13



London Meridian Properties: 1591 Bowser Public Information Meeting Summary Report

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 Capilano 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, | did not see or hear anything that will cause major problems for Norgate or
lllahee. This is the first time | 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 abserve 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

Petersson Planning Consulting Page
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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 Dr. so congested and North Shore residents so angry
about it? The amount of parking spaces and enocugh 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 9:20 AM
To: Doug Allan

Subject: lllahee

Hi Doug

Could you please tell me what the FSR of Illahee 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 2:26 PM, 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

Peterssan Planning Consulting Page
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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

Petersson Planning Consulting Page
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COMMENT SHEET

The District of North Vancouver

PROPOSAL: London Meridian Properties Inc.
1591 Bowser Avenue

Detailed Application rezoning and development permit for a 3 storey
apartment building

To help us determine neighbourhood opinions, please provide us with any input you have on this
projegt (feel free fo aftach additional sheets):
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Tel: 604 990-2357 Fo0 'sﬁMLQ,b
District of North Vancouver - Community Planning Department

355 West Queens Road, North Vancouver, BC VIN aNs (VO LOQQ—«Q
FAX: 604-984-9683 or Email: dallan@dnv.org Jraskh e .
The personal Information collecled on this form Is done so pursuant to the Communlly Charter andfor the Local Government Act and In accordance
with the Freedom of Informalion and Proteclion of Privacy Acl. The personal information collected hereln will be used only for the purpose of this

public consultalion pracess unless Hts release Is aulhorized by ils ovmer or Is compelled by a Gourt or an agent duly authorized under another Act.
Further Information may be obtalned by speaking with The Dislrict of Norlh Vancouver's Manager of Adminislralive Services at 604-990-2207.
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RECEIVED
nnuaus n 0CT -6 2014

Planning Department

ln“"sn" District of North Vancouver
ARGHITECT LTD.

374 - 301 West 3~ Ave North Vancouver, BC V7P 3P89
(604)998-3381 FAX.(604) 9BB-5561

Oct [,2014

District of North Vancouver
355 Wst Queens Rd.

North Vancouver, BC V7N 4N5

Attn: Doug Allan— Community Planner

Re. 1591-Bowser St. North Vancouver — Staff Comment Letter Response

Dear Mr. Allan,

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

1. Planning
a) Urban Design
I. Guardrails. The 3" 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.

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 3™ 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 letter.

9. Enclosed are letters addressing “Form & Character”; “Lower Capilano/Marine
Drive Village Centre Guidelines and the “Guidelines for Multi-Family
Housing.”

10. 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.

Ll



b) Policy Planning
1. 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 | plugs. For
electric cars.

3. A sight line analysis is enclosed by Bunt & Associates.

4. Auto Turn analysis is provided by Bunt & Associates.

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

1. The garbage structure has been moved to the underground parkade. This allows
additional planting.

2. We are proposing to have a small sidewalk from the curb to the edge of the 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

Signed and sealed site survey provided.

Existing and finished grades have been provided at the corners of the building.
Building section with floor to floor heights is provided.

Site plan with setbacks noted is provided.

The building and site coverages have been provided.

The parking layout has been revised. All of the Part 10 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.

o8 Ehp il et

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
|. 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
1. 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
1. 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.

Yours tr Iy, \ﬂ
%bgl%ohns n MABBC
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DOUGLAS R. OCT -6 2014
IOHNSON pamirg oot
ARCHITECT LTD.

374 - 901 West 3" Ave North Vancouwver, BC VP 3P9
[604) 098-3381 FAX (604) 9B8-5561

September 29, 2014

District of North Vancouver
355 Wst Queens Rd.

North Vancouver, BC V7N 4N5

Attn: Doug Allan— Community Planner

Re. 1591-Bowser St. North Vancouver — Form & Character
Dear Mr. Allan,

The following is a summary of our response to the Form & Character (your attachment 1)
guidelines & Guidelines for Multi-Family Housing (your attachment 3):

I. Accessibility
e The main entry is barrier free
e the main entry door and and the door to the outdoor amenity area will have a
automatic operators
e The H/C parking stall in the underground parking has barrier free access to the
elevator and the elevator provides access to all floors of the building.
The garbage room is provided with an accessible door.
e 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
e All the ground floor units have direct access to the street or south lane.
e The scale of the entry doors, landscaping and patio areas is pedestrian friendly.
3. Design Excellence
e The building is three stories with the 3" storey stepping substantially back
from the floor 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,
e The building use classic timeless building materials, brick, architectural metal
and clapboard in a modern contemporary building.
o The large deck areas on level three accommodate planting pots that will bring
green landscaping to the upper level of the building.
e 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.
Good Neighbour
¢ The building is only 3 stories in height, similar to the existing townhomes to
the south.

e 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 lane.

* The building massing anticipates higher four storey buildings along Marine
drive and will act as a transition to the existing buildings to the south.

Placemaking

e 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.

e 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.

Safety and Security

* Eyes on the street are provided on all exposures.

e The main entry detailing identifies the access. The parkade entrance is at the
logical entry point on the north west corner of the site.

e The building outdoor amenity area is secure and enclosed. Private patio areas
are raised from the public areas and defined by hedging.

Site Planning Elements

e The landscape design is being coordinated with the Energy Consultant’s
recommendations, the mechanical design and the architectural design.

e 4.5 sm min of accessible outdoor space is provided from every unit. For most
units it is well above this number.

e Barrier free outdoor amenity space is provided with a building courtyard
access directly from the main floor.

e Barrier free access is provided directly to the main entrance

Building Form and Architectural Elements

¢ The building design is different in detailing and material choice from the
adjacent buildings.

¢ The scale of the building is in keeping with the adjacent neighbor and will act
as a transition to future development.

e The building setbacks are similar to adjacent buildings.

» A modest ramp provides access to the main entry.

e 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.

e The color pallete is earth tone based with a strong blue on the 3 floor used
for visual interest.

e The main lobby is framed in a transparent glass storefront.

* Balconies and recessed into the fagade or are integrated into the roof structure.
Guards are aluminum and glass.

¢ Glass canopy provides weather protection to the main entry

e Main floor units typically sit higher than the adjacent public street. Layered
landscaping is utilized.

Yours truly,

Douglas Johnson MAIBC
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September 29, 2014

District of North Vancouver
355 Wst Queens Rd.

North Vancouver, BC V7N 4N5

Attn: Doug Allan— Community Planner

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.

1. Streetscape Guidelines

e The private landscaping is designed to integrate with the street trees and
public realm landscaping.

* Signage on the building will be integrated into the building’s architectural
elements. The building address will be individual metal 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

e 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.

o The streetwall is articulated with recesses, windows, entry canopies an
architectural weather protection.

3. Proportion and Scale

e Windows and entries provide a rhythum to the fagade creating interest and
avoiding a monolithic appearance.

e 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

Yours trijly,

D%glgskrhns nMAIBC

All the parking is located in an underground parking structure.
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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

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

Dear Mr. Allan,

The following 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™ floor lining up with the main
floor to simplify the detailing. The rear courtyard detailing 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 building 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 of North Wall including transition of materials , durability and detailing.
Response - The Hardi panel detailing 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 SRW that extends along the south property line.

Comment — possible code issu with balconies on north 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.

Yours tryl \

%E\}h on MAIBC
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1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report
Page 3 0f 11

ENERGY DESIGN NARRATIVE

This report has been prepared for Development Permit submission,

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 Ashrae 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 parkade 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. Insulation levels — match the Ashrae 90.1 - 2010 prescriptive requirements, except for exterior
above grade walls and roof, which are R20 and R30 respectively.

4. Lighting - match the Ashrae 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. In-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



1591 Bowser Street, North Vancouver, BC

DP Energy Modeling Report

Page 4 of 11
BUILTGREEN CANADA RESULTS
Baseline Proposed

Electric Consumption M) S M) $
Space Cool 37,606 891 8,266 184
Heat Reject. - - - -
Refrigeration . - -
Space Heat 210,700 227,723 5,075
HP Supplemental 35,995 6,935 155
Hot Water - - -
Ventilation Fans 110,199 2,612 69,296 1,544
Pumps & Aux. 7,435 176 - -
Ext. Lighting 22,083 523 16,562 369
Misc. Equip. 217,145 5,147 217,145 4,839
Appliances (saving) - (9,907) {221)
Lighting 246,997 5,855 112,442 2,506
Total 888,161 21,052 648,462 14,452

Gas Consumption M) M)
Hot Water 239,075 2,126 129,720 1,154

Misc. Equip. 35,799 35,799
Total 274,874 2,444 165,519 1,472
Combined total 1,163,034 $23,496 813,981 $15,924
Savings Energy Cost
30.0% 32.2%

Baseline Proposed
Metrics 11,367 m’ 11,367 m2
Natural Gas 0.024 GJ/m2 0.015 GJ/m2
Electricity 21.7 kWh/m? 15.8 kWh/m2
Combined Total 28.4 kWh/m? 19.9 kWh/m?
Natural Gas 0.22 $/m’ 0.13 $/m?
Electricity 1.85 $/m? 1.27 $/m’
$2.07 $/m’ $1.40 $/m2

The project will comply with the mandatory provisions of the Ashrae 90.1-2010 standard.,

Shaun Martin Consulting




1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report
Page 50f 11

ENERGY MODEL PARAMETERS

The following describes the differences between the baseline and proposed design models.

ITEM DESCRIPTION NOTES AND VALUES

NO.

1. Energy
modeling
software
used

2, Energy
standard

3. Energy rates
used.

4, Area of
building
(m2).

S, 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: $ 0938265 ($8.893/GJ)

Fixed charges are excluded.

Simulation model floor area -

Conditioned

ft2 area ft2
Parkade 9667 639
Level 1 6443 6443
Level 2 6492 6492
Level 3 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):

Shaun Martin Consulting



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report

Page6of11
ITEM DESCRIPTION NOTES AND VALUES
NO.
Occupancy Profile
daily average - whole house
o 1.0 ye—e—e—t+—t——a ——
g 08
g 0.6 \X // .
s 0.4 A f
.§ 0.2
8
< 0.0 — 7T
N e A e D e P
Residential fan systems are assumed to be on from SPM to 9AM, otherwise cycling to
maintain temperature.
6. Outdoor Simulation weather File: Vancouver, CWEC
design
criteria
7. Indoor Cooling Set Point Temperature
design 23°C from 5 PM -9 AM, 26°C setback
criteria
Heating Set Point Temperature
22°C from 5AM —10AM and 5 PM - 11 PM, 19°C setback
No humidity control.
Domestic hot water 60° C
8. Areas and As modeled:
Window to
wall ratio 2
GLAZING 9,158
ALL WALLS 76,044
WINDOW-TO-WALL RATIO 12.0%
ROOF 21,555
UNDERGROUND 22,536
BUILDING 120,136
9. Internal Occupancy counts are from ASHRAE 62.1-2010 tables, and equal 42 people for the
loads building.

Shaun Martin Consulting



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report
Page 7 of 11

ITEM DESCRIPTION NOTES AND VALUES

NO.

10,

Lighting

Appliance and plug loads were taken from Building America data 2010 tables and
formulas. Ashrae 2013 Fundamentals Handbook references the 2004 version.

Appliance and Miscellaneous Loads
Bldg

38D 28D 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 / Unit 4508 3986 3415 2903
# Units 2 6 4 4
Total kWh 9016 23917 13662 11612 1900 60107
Gas Range 28.7 239 19.1 143
# Units 2 6 4 q
Total therms 57.4 143.4 76.4 57.2 3344
Source: Building America 2010 data, from the B10 new construction spreadsheet.
*Electric dryer has been de-rated 25%, BA2010 suggests this is appropriate for new construction.

Savings
kWh Per unit  Building Total
Refrigerator 106 16386
Clothes Washer 24 384
Dryer 0
Dishwasher 42 672
Total / Unit 182
# Units 16
Total kWh 2752 2752

Lighting load values match match the Ashrae 90.1 — 2010 prescriptive requirements.
Lighting controls match also match these requirements. Dwelling units are an exception
under sectlon 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 50% within 30 minutes of the stairwell space becoming unoccupied. Parking garages

Shaun Martin Consulting



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report

Page 8 of 11

ITEM - DESCRIPTION
NO.

NOTES AND VALUES

must comply with the standard’s automatic shutoff requirements but also be controfled so
that lighting power can be reduced by at least 30% when there is no activity detected for

no longer than 30 minutes.

Space

P1 Vestibule
P1 Stairf2
P1 Mech Elec
P1 Parking3
P1 Parkingl
P1 Parking2
L1106
L1105
L1101
L1102
L1103

L1 104

L1 Stair2

L1 Stair3

L1 Corridor
L2 206

L2 205
L2201
L2202
L2203

L2 204

L2 Stair2

L2 Stair3

L2 Corridor
L3304
L3303

L3 Stair2

L3 Stair3

L3 Corridor
L3301
L3302

Exterior lighting

Floor

p

W W w w w w w NN NN RN NN N N e 2 e 2 T T T T o

Activity
Carridor
Corridor
Storage {Conditioned)
Storage (Unconditioned)
Storage {Unconditioned)
Storage {Unconditioned)
Residential {(Multifamily)
Residential {Multifamily)
Residential (Multifamily)
Residential (Multifamily)
Residential (Multifamily}
Residential (Multifamily)
Corridor
Corridor
Corridor
Residential {Multifamily)
Residential (Multifamily)
Residential (Multifamily)
Residential (Multifamily}
Residential {(Multifamily}
Residential {Multifamily)}
Corridor
Corridor
Corridor
Residential (Multifamily}
Residentlal (Multifamily)
Corridor
Corridor
Corridor
Residential {Multifamily)
Residential {Multifamily)

Area
ft2

226
181
233
2545
3421
3063
1263
1258
796
642
696
774
225
127
665
1482
1258
798
642
694
1038
150
129
302
1090
1254
149
128
326
1067
1045

Lighting

Ww/it2
0.66

0.66
0.95
0.19
0.19
0.19
0.38
0.38
0.38
0.38
0.38
0.38
0.66
0.66
0.66
0.38
0.38
0.38
0.38
0.38
0.38
0.66
0.66
0.66
0.38
0.38
0.66
0.66
0.66
0.38
0.38

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



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report

ITEM DESCRIPTION
NO.

11. Window
performance

12. Opaque wall

and roof

insulation

values.
13. Heating
14. Cooling

Page 9 of 11
NOTES AND VALUES e :

Parking Areas
Lighting schedule assumes occupancy sensors as required by Ashrae 90.1-2010.

Double clear glazing, 3mm/12.7mm/3mm.
U 0.30 (center of glass)

SC0.B6 SHGC 0.74 Tvis 0.74

Vinyl frames

Air gas filled.

Low-e on surface 3, emissivity 0.2

The roof was set to R30 vs an R20 baseline, and the exterior walls were setto R20vsan R
15.6 baseline. All other U-values were set to match the Ashrae 90.1-2010 prescriptive
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 UD.64

Roof 0.033 0.033 Baseline U0.048

Exposed Slab 0.064 0.074 Exterior exposed to outside air (via
parkade).

Slab Edge 0.064 0.064

Interior Wall 0.402 0.402

Interior Floor 0.402 0.402

Opagque 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 residential units.

Avg COP = {HSPF * 1055 J/BTU) / (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/ 3.41214

Shaun Martin Consulting



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report
Page 10 of 11

ITEM DESCRIPTION NOTES AND VALUES

NO.

15.

16.

Air Systems

Domestic Hot
Water

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 Ashrae 62.1 required amount
of conditioned outside air, but will contain 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 will 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.

Flow rates for the baseline and design are based on the LEED NC 2009 template values. A
flow rate reduction of 39.4% has been calculated, equivalent to 3 points for LEED credit
WEc3.

Baseline

Ll Alia i - (A nt 250 > Lol b 3
Residential Lavatory 3 8.3 60 a2 1046
Residential Shower 1 9.5 480 42 3192
Residential Kitchen Sink 3 8.3 60 42 1046

Total uses by all occupants 294
Total Daily Volume [L] 5,284
Annual Work Days 365

Annual Volume (L] 1,928,514

ey

SYALL A Ly el T RS LR
Low-flow Residential Lavatory 3 19 60 42 239
Low-flow Residential Shower 1 5.7 480 42 1,915
Low-flow Residential Kitchen Sink 3 6.5 60 42 819

Shaun Martin Consulting



1591 Bowser Street, North Vancouver, BC
DP Energy Modeling Report

Page 11 of 11
ITEM DESCRIPTION NOTES AND VALUES ;
NO. .
Total uses by all occupants 294
Total Daily Velume [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.
Final Comment

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
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SCHEDULE 1
Site Profile

Version 4.0

Introduction

Under section 40 of the Environmental Management Act, a person who knows or reasonably should know that a site has been used or
is used for industrial or commercial purposes or activitics 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.

If section 40 of the Environmental Management Act applies to you and you know or reasonably should know that the site has been

used or is used for one of the purposes or activities found in Schedule 2 of the Contaminated Sites Regulation. you may be required to
complete the attached site profile.

Notes/Instructions:

Persons preparing a site profile mnst complete Section I, 11 and 111, answer all questions in sections 1V through 1X, and sign section
XI. Ifthe site profile is not satisfactorily completed, it will not be processed under the Environmental Management Act and the
Contaminated Sites Regulation. 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 fo the best of
your knowledge.

Section 27 (1) of the Freedom of Information and Protection of Privacy 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 (1) site profile may be completed for a site comprised of more than one titled or untitled parcel, but individual parcels must be
identified.

The latitude and longitude (accurate to 0.5 of a second using North American Datum established in 1983) 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 site in question. Please use the largest scale map available,

If the property is legally surveyed, titled and registered, then all PID numbers (Parcel IDentifiers — Land Title Registry system)
must be provided for each parcel as well as the appropriate legal description.

I the property is untitled Crown land (no PID number), then the appropriate PIN numbers (Parcel 1dentification Numbers — Crown
Land registry system) for each parcel with the appropriate land description should be supplied.

IT available, the Crown Land File Number for the site should also be supplied.

Anything submitted in relation to this site profile will become part of the public record and may be made available to the public
through the Site Registry as established under the Environmental Management Act.

Under section 43 of the Environmental Management /ct, 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 information, contact
the Site Registrar, at sitc@gov.be.ca. For questions on site profiles, please send a message 1o siteprofiles@gov.be.ca.

RECEIVED
MAY 20 2014

s Planning Department
District of North Vancouver



PID numbers and associated legal descriptions. Attach an additional sheet if necessary.

PID Legal Description

oT o +T. AN —-<s|

Total number of titled parcels represented by this site profile is:
For Untitled Crown Land

PIN numbers and associated Land Description. Attach an additional sheet if necessary.

PIN Land Description

Total number of untitled crown land parcels represented by this site profile is:

(and, if available)

Crown land file numbers. Attach an additional sheet if necessary.

11 COMMERCIAL AND INDUSTRIAL PURPOSES OR ACTIVITIES

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 are occurring on this site.

EXAMPLE

Schedule 2 Description
Reference
El appliance, equipment or engine repair, reconditioning, cleaning or salvage
F10 solvent manufacturing or wholesale bulk storage
Please print legibly.  Attach an additional sheet if necessary
Schedule 2 Description
Reference

SOERIC. B, Buil?| aAlla
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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 (V4
control system baghouse dust?

C. Discarded barrels, drums or tanks? v

D. Contamination resulting from migration of substances from other properties?

\Y FILL 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 appropriate column opposite the question):

A, Fill dirt, soil, gravel, sand or like materials from a contaminated site or from a source used for any of the /
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 adjacent to foreshore \/
industrial activities, or municipal sanitary or stormwater discharges?

Vi WASTE DISPOSAL
Is there currently or to the best of your knowledge has there previously been on the site any YES | NO
landfilling, deposit, spillage or dumping of the following materials (please mark the appropriate
column opposite the question):

Al Malerials 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 v
processes or wastewater treatment?

C, Waste products from smelting or mining activities, such as smelter slag, mine tailings, or cull materials (V4
fraom coal processing?

D. Waste products from natural gas and oil well drilling activities, such as drilling fluids and muds? v
Waste products from photographic developing or finishing laboratories; asphalt tar manufacturing; /

boilers, incinerators or other thermal facilities (e.g. ash); appliance, small equipment or engine repair or
salvage; dry cleaning operations (c.g. solvents); or from the cleaning or repair of parts of boats, ships,
barges. automobiles or trucks, including sandblasting grit or paint scrapings?




Vil

TANKS OR CONTAINERS USED OR STORED, OTHER THAN TANKS USED FOR
RESIDENTIAL HEATING FUEL

Are there currently or to the best of your knowledge have there been previously on thesiteany | 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? \/
Vil HAZARDOUS WASTES OR HAZARDOUS SUBSTANCES
Are there currently or to the best of your knowledge have there been previously on the site any | YES | NO
(please mark the appropriate column opposite the question):
A, PCB-containing electrical transformers 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 v/
panelling buried?
L 2f Paints, solvents, mineral spirits or waste pest control products or pest control product containers v/
stored in volumes greater than 205 litres?
IX LEGAL OR REGULATORY ACTIONS OR CONSTRAINTS
To the best of 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 (o environmental conditions or quality of soil, g
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? P
C. Government notifications relating to past or recurring environmental violations at the site or any v
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 seil, 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):




X1 SIGNATURES

The person compleging the site profile states that the above information is true based on the person's current knowledge as
of the date completgd.

N ) zZov4-05-12~

Sign‘aturyl;f pefsq  Com pleting site profile Date completed: (YY-MM-DD)
X OFF'l'éIAL USE

Local Government Authority

Reason for submission (Please check one or more of the foliowing) Soil removal O

Subdivision application O  Zoning application ED/ Development permitﬁ/\’ariance permit 0 Demolition permit OQ
Date received: Local Government contact ; Date submitted to Date forwarded to

Site Registrar: Director of Waste
Management:

Naine

Agency

Address

Telephone Fax

Director of Waste Management

Reason for submission (Please check one or more of the following)
Under Order O Site decommissioning O Foreclosure O
Date reccived: Assessed by; Investigation Decision date:

Required?
Name

Region

YES NO
Telephone Fax

1f site profile entered, SITE ID #

Site Registrar

Date received: Entere to Site Regjs - SITE ID #: Entry date:

-6~




TRANSPORTATION PLANNERS AND ENGINEERS

& associates

December 10, 2014
4986.01

Karim Varani / Varani International Properties Ltd.
c/o Douglas Johnston Architects Ltd.

221 Pemberton Ave

North Vancouver, BC V7P 2R4

Dear Karim:

Re: 1591 Bowser Street Development Transportation Review

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:
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Table 1 - Residential Breakdown

1 1 bedroom 792.8
2 1 bedroom 795

3 Bachelor 645.5

4 Bachelor 644.9
5 Bachelor 684.2
6 Bachelor 675

7 Bachelor 797.1

8 2 bedroom 1277.4
9 2 bedroom 1274

10 2 bedroom 1278.1
11 3 bedroom 1254.7
12 1 bedroom 1072.5
13 3 bedroom 1496.1
14 2 bedroom 111.7
15 2 bedroom 1068.7
16 2 bedroom 1062.4

1591 Bowser Street Development Transportation Review | Letter Repornt 2
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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,

(W]

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 this 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) / 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 Vehicles per Household

1 Bedroom Strata 1.09
2 Bedroom Strata 1.35
3 Bedroom Strata 1.40

1531 Bowser Steeet Development Transportation Review | Letter Report 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 / Layout / 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 AutoTurn.

3.3.1 AutoTurn Circulation Analysis

Based on the results of our circulation analysis, we found the following.

i) A test vehicle would adequately be able to enter and manoeuvre around the parking aisles
(see Exhibit 1).

i) 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 17 would
require some manoeuvring; as such, we recommend that Stall 17 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 35% “small cars
only” stalls. With a total of 22 stalls, the total number of “small cars only” stall provided is
adequate.
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Vehicle Movement Paths
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Exhibit 2
Parking
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Parking (Small Car)
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Turn Path Review - Garbage Truck
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Turn Path Review - Fire Truck
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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)

Standard Space

Small Car Space 8.5

Disabled Space 12.1

16.1

18.7

6.9

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.

3.34 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 (TAC). 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

Available Sightline (m) Safe Speed (km/h)

P50T Bowser Street Development Transportation Review

bunt & asse

Driveway exit looking north
Driveway exit looking south
Southbound lane looking east
Southbound lane looking west
Eastbound lane looking north

Westhound lane looking north

aeiates | Project No. 4986.01 December 10, 2014

16.9
21.1
17.2
17.7
18.2
21.1

21.1
25.7
21.5
22.0
22.6
257
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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 TDM 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 TDM strategy. However,
there are some TDM measures that could help reduce the humber of vehicle trips and parking
demand associated with the site should they be implemented.

4.1 Bicycle Facilities

The praovision 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 1 plugs. As noted earlier,
these charging stations are to be provided by the development.

4.3 Car Shares

Car-sharing schemes tend to thrive 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-

Street Development Transpgortanon Review | Letter Report ] 3
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sharing schemes can have a profound effect on parking demand, where research has shown that
one car-sharing vehicle can potentially reduce between 15 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.

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 encounter
delays or occupy spaces due to a high number of construction vehicles on the road network. 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
rationale. 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 directly fronting the development
along Bowser Avenue. Opportunities for materials storage and vehicle manoeuvring will 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 operations 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 planning, the contractor must be mindful to maximize use
of available space on site for parking. It is the responsibility of the contractor to ensure that
this is adhered to.

= Any construction traffic impacts affecting the public, that is potential usage of corridors
within the immediate vicinity of the site, 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 regulations,
no heavy vehicle exceeding 30,000 kilograms shall access Capilano Road. Heavy vehicles
are expected to access Marine Drive, Capilano Road, and Bowser Avenue within the vicinity
of the project area.

bumt & associates | Propect Nop, 4986G.01 December 10, 201014
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» The construction 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 District 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

e A detailed communications plan.

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.

(@3

Best Regards,

Bunt & Associates

\———-

e

Kanny Chow, P.Eng., PTOE
Senior Transportation Engineer
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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.

Document: 2488121



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:

e 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;

e 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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e 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

Document: 2488121
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NORTH VANCOUVER
DISTRICT

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

4 HOPE RD
Application Type Detailed ﬁw il w
Applicant Douglas Johnson, § § g S
Architect, on behalf of the B MARINE DR
owner, London Meridian T w
Properties Inc. g "2 N
[LAWA i W 15TH ST i
Architect Douglas Johnson o "
Douglas R. Johnson, : 3 N
Architect £ [ ;g c TTONgg J
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.
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SUBJECT: DETAILED APPLICATION — REZONING AND DEVELOPMENT
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER
AVENUE (LONDON MERIDIAN PROPERTIES INC.)

June 2, 2014 Page 2

The site is presently occupied by a 2'2 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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SUBJECT: DETAILED APPLICATION — REZONING AND DEVELOPMENT
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER
AVENUE (LONDON MERIDIAN PROPERTIES INC.)

June 2, 2014 Page 3

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. to 1496ft.°.

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.

Document: 2341860



SUBJECT: DETAILED APPLICATION — REZONING AND DEVELOPMENT
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER
AVENUE (LONDON MERIDIAN PROPERTIES INC.)

June 2, 2014 Page 4

== ~ = EASTELEVATION

SOUTH ELEVATION "~

WEST ELEVATION

The applicant’s written submission and reduced plans of the project are included as
Attachments 1 and 2.
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SUBJECT:

June 2, 2014

DETAILED APPLICATION — REZONING AND DEVELOPMENT
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER
AVENUE (LONDON MERIDIAN PROPERTIES INC.)

Page 5

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 4.5m?; and

recess balconies into the main building facade and utilize transparent
guardrails
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SUBJECT: DETAILED APPLICATION — REZONING AND DEVELOPMENT
PERMIT FOR AN APARTMENT PROJECT AT 1591 BOWSER
AVENUE (LONDON MERIDIAN PROPERTIES INC.)

June 2, 2014 Page 6

In addition to the Multi-Family Guidelines, some of the Marine Drive Design Guidelines
would also apply, including:

e site buildings at, or close to, the front property line to create a streetwall of 2 or 3
storeys;
e 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.

Applicants written submission

Project plans

December 13, 2012 ADP Minutes
Applicant’s response to ADP comments

N

Document: 2341860



GeoPacific

#215 -1200 West 73" Avenue, Vancouver, BC, V6P 6G5
Phone (604) 439-0922 / Fax (604) 439-9189 COHS“ltantS Ltd.

London Meridian Properties December 11,2014
300 - 2240 Chippendale Road File: 12548
West Vancouver, B.C.

V78 3J5

Attention: Karim Virani

Re: Geotechnical Investigation Report: Proposed Mixed Use Development
1591 Bowser Avenue, North Vancouver, B.C.

1.0 INTRODUCTION

We understand that London Meridian Properties is proposing to re-develop the above mentioned site. Based
on preliminary plans provided, the development will include four levels of above grade development over
a single level below grade parking level. Main and parking level elevations are assumed to be 11.68 m and
8.79 m geodetic, respectively. We anticipate reinforced concrete construction for the parking and main floor
levels, with wood framed construction likely above.

This report has been prepared exclusively for London Meridian Properties, for their use and the use of others
on their design team. The report presents the results of an investigation of the soil conditions at the proposed
development site and also makes recommendations for the design and construction of the new building.

2.0 SITE DESCRIPTION

The proposed development site consists of a single lot located on the west side of Bowser Avenue, south of
Marine Drive, in North Vancouver. The lot is currently developed with a two level commercial building with
basement level located at the east side of the site and paved at grade parking at the west side. The site is
rectangular and relatively flat.

The site is bounded by Bowser Avenue at the east side, a lane to the south and adjacent private lands to the
north and west. A new lane easement is proposed at the west side of the property.

A plan showing the location of the existing improvements on site as well as surrounding private and public
lands is shown on our Drawing 12548-01, attached to this report.

3.0 FIELD INVESTIGATION

A site specific investigation was initially conducted on November 19, 2014 using an auger drill rig supplied
by On Track Drilling. The drill was unable to penetrate deeper than about 2.1 m below current site grades
at all 3 test hole locations, which was not sufficient to identify the position of the groundwater table.
Subsequently on December 9, 2014 an ODEX drill rig was mobilized to the site and 2 additional test holes
were put down to 9.1 m depth. Wells were installed in these ODEX test holes to permit locating and long
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term monitoring of the groundwater table as required by the District of North Vancouver. All test holes
were logged in the field by a geologist from our office.

The test hole results are presented in Appendix A of this report.

The approximate locations of the test holes with respect to the development site is shown on our Drawing
12548-01, following the text of this report.

4.0 SUBSURFACE CONDITIONS
4.1 Soil Conditions

The soil classification used herein is based on the “Unified Soil Classification System", except as noted
otherwise. According to the Geological Survey of Canada Surficial Geology Map 1484A, the site is
underlain by post glacial fan deposits, put down by the Capilano River, overlying glacial deposits.

The soil profile as encountered in our test holes consisted of a thin layer of FILL underlain by dense to very
dense cobbly SAND AND GRAVEL to the maximum depth of exploration. A detailed description of the
soils encountered is given below.

FILL

In general our test holes were drilled through pavements and thus the upper layers are comprised of
asphalt overlying pavement gravel fills. Fill was encountered to a depth of about 1.2 m and generally
consists of loose to compact sand with trace to some gravel mainly brown and dry.

SAND & GRAVEL

A sequence of dense to very dense cobbly sand and gravel was observed in all test holes to final
depths of 9.1 m below current site grades. Occasional sandy zones were noted within the sand and
gravel.

For a more detailed description of the subsurface soil conditions refer to the test hole logs provided in
Appendix A, following the report.

4.2 Groundwater Conditions

Groundwater was encountered below 6 m during our drilling. After wells were established and allowed to
equilibrate, static groundwater was identified at between 5.9 and 6 m below present site grades in the parking
lot. Groundwater levels can be expected to vary seasonally, with generally higher water levels when the
Capilano River is in flood, though given the distance between the site and the river, changes in water table
are not expected to be large (0.5 m or less).

The development is expected to be founded well above the water table and we do not expect any groundwater
to be encountered during excavation or foundation construction.
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5.0 DISCUSSION

We understand the development will include 4 levels of above grade construction over a single parking level
constructed below grade. We expect that superstructure loading would be moderately heavy whereas slab
on grade loading is expected to be relatively light, less than 5 kPa.

The below grade structure will be constructed directly against or near to the property lines, thus shoring will
be required to support a vertical excavation.

The underlying sand and gravel soils are very strong and well suited to supporting the proposed development
structures. We expect that the new building will be constructed on conventional pad and strip foundations.
No special ground treatment is anticipated, provided that all foundations are constructed on the undisturbed,
dense to very dense sand and gravel.

We expect subgrade soils will be well drained and therefore pumped sumps will not be required to control
surface water or groundwater. A conventional drainage system should be constructed around the below grade
parkade, to control any transient seepage from the surface.

We confirm, from a geotechnical point of view, that the proposed development is feasible provided the
recommendations outlined in Section 6.0 of this report are incorporated into the overall design.

6.0 RECOMMENDATIONS
6.1 Site Preparation

The existing structures, pavements, underground services, all organic materials, fills, and loose or otherwise
disturbed soils must be removed from the construction area.

We expect that the depth of stripping at this site will be dictated by the proposed underground parking
elevations rather than the condition of the soils present on-site.

It may be necessary to re-compact the sand and gravel subgrade after excavation for foundations due to
excavation induced disturbance. Crushed gravel as described in Section 6.4 or engineered fill should be used
beneath the slab-on-grade only.

“Engineered Fill” is generally defined as clean sand to sand and gravel containing silt and clay less than
5 % by weight, compacted in 300 mm loose lifts to a minimum of 98% ofthe ASTM D698 (Standard Proctor)
maximum dry density at a moisture content that is within 2% of optimum for compaction.

6.2 Spread Foundations

Based on the preliminary design information provided and the results of our field investigation, we envisage
that foundations will be supported on the dense to very dense sand and gravel as described in Section 4.1
above. We expect that the sand and gravel will provide satisfactory support for the proposed development
on conventional strip and pad foundations and recommend that foundation bearing on this material be
designed using a serviceability limit state (SLS) bearing pressure of 400 kPa. Factored ultimate limit state
(ULS) bearing pressure can be assumed to be 2 x the serviceability limit state bearing pressure.
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Irrespective of allowable bearing pressures, footings should not be less than 450 mm in width for strip
foundations and not less than 600 mm in width for square or rectangular foundations.

We estimate for foundations designed as recommended settlements will not exceed 25 mm total and 19 mm
over 10 m differential.

Foundation subgrades must be reviewed by a geotechnical engineer prior to footing construction.
6.3 Seismic Design of Foundations

The subgrade conditions underlying the site may be classified as Site Class C as defined in Table 4.1.8.4.A
of the 2012 British Columbia Building Code.

6.4 Slab-On-Grade Floors

In order to provide suitable support for slab-on-grade floors, we recommend the placement of at least 150
mm of 19 mm clear crushed gravel to inhibit upward migration of moisture beneath the slab. The gravel
should be lightly tamped in place. A moisture barrier should underlie the slab directly above the free
draining granular material in areas considered habitable.

There is no geotechnical requirement for under slab drainage, however the under slab fill should be
hydraulically connected to the perimeter drainage system.

6.5 Foundation Drainage

We envisage that perimeter drainage systems for the proposed buildings will be required to prevent the
development of water pressures on the foundation walls and the basement floor slab. We anticipate typical
perimeter drainage system would be sufficient.

Flows are expected to be transient and very light, less than 5 L/min.
6.6 Temporary Excavations, Shoring and Underpinning

As noted above, shoring will likely be required in order to construct the single level of underground parking.
Excavation depths are expected to be in the range of 3 to 4 m below the current site grades. Based on the
ground conditions encountered, we expect conventional anchored shotcrete system would be suitable for
supporting vertical excavation faces. Some vertical reinforcements in the form of small diameter drilled piles
may be required in areas of thicker fills or where utilities are present off-site. The use of IBO self drilling
anchors should be anticipated due to the granular nature of the subgrade materials, resulting in unstable holes
and requiring continuous drilling with injecting grout.

Our observations during our site investigation as well as our experience in this area indicate that cobbles
and boulders may be present within the native soils. Cobbles and small boulders can typically be removed
with conventional excavation equipment. However, large boulders may require splitting/blasting to facilitate
their removal from the site.
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6.7 Earth Pressures on Foundation Walls

Below grade foundation walls are expected to be constructed with single sided forms with a vertically shored
excavation. We assume that a geosynthetic flat drain would be incorporated along the foundation walls and
a drain would be provided at the bottom of all basement walls to ensure that water pressures cannot build
up against the basement wall.

We recommend that the foundation walls be designed to resist the following lateral pressures:

Static: Triangular soil pressure distribution of 5.5 H (kPa), where H is equal to the total wall height
in metres.
Seismic: Inverted triangular soil pressure distribution of 3.5 H (kPa), where H is equal to the total

wall height in metres.

Any additional surcharge loads located near the foundation walls should be added to the earth pressures
given.

Irrespective of the foregoing, the minimum earth pressure should not be less than 20 kPa in the upper 1.5 m
of the foundation wall to account for transient loading encountered during construction. Any additional
(surcharge) loads not specifically described herein should be added to the earth pressures given. All earth
pressures are based upon unfactored soil parameters and are assumed to be unfactored loads.

6.8 Utility Design and Installation on Building Envelope

Site utilities will be required beneath the slab-on-grade. The design of these systems must consider the
locations and elevations of the pad and strip foundations. The service trenches and excavations required for
the installation of underground facilities must be located at least outside of a 1:1 (H:V) slope measured
downward from the edge of adjacent foundations.

6.9 New Asphalt Pavements

New pavements are proposed surrounding the development, including a 0.8 m widening of the commercial
lane along the south property line and the construction of a new commercial standard lane on the west side.
Based on our testing on site, we expect that the existing gravelly sand fill or the underlying native sand and
gravel will be sufficient to support the District of North Vancouver’s minimum pavement section for
commercial lanes, as detailed on the Creus Engineering Drawing 14153 C-1. Prior to construction of the
pavement section the sugrade should be compacted to at least 100 percent ASTM D698 Standard Proctor and
the CBR (California Bearing Ratio) for the subgrade should be confirmed to be a minimum of 10.

Any organic materials or unsuitable fills should be removed as a part of the subgrade preparation.

7.0 FIELD REVIEWS

As required for Municipal “Letters of Assurance”, GeoPacific Consultants Ltd. will carry out sufficient field
reviews during construction to ensure that the Geotechnical Design recommendations contained within this

report have been adequately communicated to the design team and to the contractors implementing the
design. These field reviews are not carried out for the benefit of the contractors and therefore do not in any
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way effect the contractors obligations to perform under the terms of his/her contract.

Itisthe contractors’ responsibility to advise GeoPacific Consultants Ltd. (a minimum of 48 hours in advance)
that a field review is required. Geotechnical field reviews are normally required at the time of the following:

Review of excavations in excess of 1.2 m depth requiring man-entry

Review of shoring installation

Review of foundation subgrade prior to foundation construction

Review of slab-on-grade fill material and compaction

Review of anchor and shoring decommissions and reinstatement of City property

S B LT e

It is critical that these reviews are carried out to ensure that our intentions have been adequately
communicated. It is also critical that contractors working on the site view this document in advance of any
work being carried out so that they become familiarised with the sensitive aspects of the works proposed.
It is the responsibility of the contractor to notify GeoPacific Consultants Ltd. when conditions or situations
not outlined within this document are encountered.

8.0 CLOSURE

This report is prepared solely for used by our client’s design and construction team for this project as
described to the general standards of similar work for similar projects in this area and no other warranty of
any kind is expressed or implied. GeoPacific Consultants Ltd. accepts no responsibility for any other use
of this report.

We are pleased to assist you with this project and we trust this information is helpful and sufficient for your
purposes at this time. However, please do not hesitate to call the undersigned if you should require any
clarification or a)daitional details.

/
For: et
GeoPacific Consulfants I.,L&QTOF E534 O3, Reviewed by:
AR RN
I ¥ Mg kokay 3
i f2ue ]
DEC 1 1 ﬁm% g%f';:'::':u?
| et —
Matt Kokan, M.A.Sc., P.Eng Kevin Bodnar, P.Eng.
Principal Senior Engineer
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APPENDIX A - TEST HOLE LOGS



Test Hole Log: TH14-01

File: 12548

Project: Mixed Use Development
Client: London Meridian Properties Inc.

Site Location: 1591 Bowser Ave, North Vancouver, BC

GeoPacific

Consultants Ltd.

215 - 1200 West 73rd Avenue, Vancouver, BC, V6P 6G5

Tel: 604-439-0922

Fax:604-439-9189
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Test Hole Log: TH14-02

File: 12548

Project: Mixed Use Development
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Test Hole Log: TH14-03

File: 12548
Project: Mixed Use Development
Client: London Meridian Properties Inc.

GeoPacific
Consultants Ltd.

i i . 215- 1200 West 73rd A , Vi , BC, V6P 6G5
Site Location: 1591 Bowser Ave, North Vancouver, BC i g T e
INFERRED PROFILE -
X =L
= o
5 -
C [
8 D Remarks
SOIL DESCRIPTION = [
S © 3
-y S DCPT g2
= @ (blows per foot) 3
@ Qo 10 200 30 40 =
[ = o T G | | O
Ground Surface 00
Asphalt (13cm) '\3
Sand (fill) "
loose to compact, SAND fill, trace to some ¥
gravel, brown, dry 10
1.2 \LL
Sand and gravel T =50
very dense SAND and GRAVEL, trace =
cobble, grey-brown, dry =50
2. auger refusal @ 2.1 m
End of Borehole
Logged: ZH Datum: Ground elevation
Method: Solid stem auger Figure Number; A.03

Date: 19-Nov-2014 Page: 1 of 1




Test Hole Log: TH14-04
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Test Hole Log: TH14-05
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